The effectiveness of urban renewal in contribution to sustainable development by Ho, Tsz-in & 何芷妍
Title The effectiveness of urban renewal in contribution tosustainable development
Other
Contributor(s) University of Hong Kong
Author(s) Ho, Tsz-in; 何芷妍
Citation
Issued Date 2008
URL http://hdl.handle.net/10722/130998
Rights Creative Commons: Attribution 3.0 Hong Kong License
 THE UNIVERSITY OF HONG KONG 
 
 
THE EFFECTIVENESS OF URBAN RENEWAL 
IN CONTRIBUTING TO SUSTAINABLE DEVELOPMENT 
 
 
 
A DISSERTATION SUBMITTED TO 
THE FACULTY OF ARCHITECTURE 
IN CANDIDACY FOR THE DEGREE OF 
BACHELOR OF SCIENCE IN SURVEYING 
 
 
 
DEPARTMENT OF REAL ESTATE AND CONSTRUCTION 
 
 
 
BY 
 
HO TSZ IN 
 
HONG KONG 
APRIL 2008
 i
 
Declaration 
 
 
I declare that this dissertation represents my own work, except 
where due acknowledge is made, and that it has not been 
previously included in a thesis, dissertation or report submitted to 
this University or to any other institution for a degree, diploma or 
other qualification. 
 
 
 
 
 
   
   
 
 
Signed:                        
Name:         Ho Tsz In        
Date:       10th April, 2007     
 ii 
Acknowledgement 
 
Firstly, I would like to express my deepest gratitude to my supervisor, Dr. Daniel C. W. 
Ho, for his generous support, guidance, as well as invaluable advice and opinion. 
Without his unfailing guidance, this dissertation can hardly be completed. 
 
I would also like to give thanks to Miss Sylvia Choi (Assistant Manager for 
Community Development of the Urban Renewal Authority - Kwun Tong) and Miss 
Joan Tsui (Senior Officer for Community Development of the Urban Renewal 
Authority - Kwun Tong), for their great help in arranging interviews and patience in 
providing me useful information about the redevelopment project in Kwun Tong 
Town Centre. 
 
Last but not least, I would like to thank my family, Agnes and friends for their 
understanding, encouragement and unconditional support. Finally, any errors may 
appear in this dissertation are solely on my own. 
 iii 
Abstract 
 
Urban renewal is a measure to combat the problem of urban decay, which is always 
found in old urban areas. Traditionally, urban areas are the centre for economic 
development. People always change their demand for land and buildings during the 
development process. When buildings are not performing the up-to-date functions or 
not satisfying people’s demand, they become obsolete. Also, those old buildings are 
not fully utilizing the development potential in urban area. In such a way, urban 
renewal acts as a measure to solve the problem of urban decay and helps economic 
growth. In this dissertation, the author endeavors to investigate the contributions of 
urban renewal to sustainable development. 
 
In order to evaluate the contributions of urban renewal towards sustainability, the 
concept of sustainability in global and Hong Kong context is first identified. The 
finding shows that the Hong Kong Government regards urban renewal as a major area 
in working towards sustainable development. Nevertheless, even though conceptually 
the two ideas are inter-related, the effectiveness of urban renewal in contributing to 
sustainable development worth deeper study. The dissertation goes on by reviewing 
the definition and nature of urban renewal. After that, the sustainability objectives are 
generated which covers social, economic and environmental aspects. As a practical 
tool in achieving sustainability, evaluation on the contributions of urban renewal will 
be based on these three major areas. 
 
For the investigation on the actual urban renewal effort, Kwun Tong Town Centre 
Redevelopment Project is used as a case study. By bridging the renewal effort to the 
three sustainability objectives, the study shows that urban renewal may not contribute 
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to sustainable development effectively. In the process of urban renewal, many 
problems have to be taken into account. The URA should pay more attention on some 
areas, like invitation to community involvement, estimation on economic benefits and 
future environmental impacts, so that the contributions of urban renewal towards 
sustainable development will be more effective. 
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CHAPTER I 
 
INTRODUCTION 
 
1.1 Background 
 
Urban areas are never static. They expand, contract or restructure in response to 
economic development and social pressures like population growth. As city 
development takes place, there will be changes in demand for land and buildings. This 
process makes some buildings and structures become obsolete or dilapidated, which is 
the problem of urban decay. With urban decay, land is not used at its most valued use 
and some old buildings may even be abandoned. In such a way, urban renewal has to 
be taken place, which is the physical change or change in the use or intensity of use of 
land and buildings. (Couch, 1990) 
 
For the Hong Kong scenario, at present, there are many citizens still living in 
dilapidated buildings in old, run-down urban areas. Out of the existing 8500 urban 
buildings which are 30 years old, some require redevelopment and some require 
extensive repair. In 10 years time, the number of buildings over 30 years old will 
increase by 50%. (Tung, 1999) In a word, the aging problem in Hong Kong urban 
area is getting worse. 
 
In response to the growing problem of urban decay and building dilapidation, urban 
renewal has become a matter of great urgency. (Tung, 2005) The Hong Kong 
Government actually concerned the matter of urban renewal in Hong Kong as early as 
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in 1988, with the setting up of Land Development Corporation. However, with several 
shortcomings such as prolonged land assembly process, the first attempt of carrying 
out urban renewal finally failed. The Government has made a second attempt after 10 
years. In 1999 Policy Address, the Chief Executive announced a plan to establish 
Urban Renewal Authority to implement the Government’s urban renewal strategies. 
 
The Urban Renewal Authority Ordinance was enacted in July 2000 and the Urban 
Renewal Authority (URA) was established in 2001. The URA is now using the 4Rs 
strategy, which are Redevelopment, Rehabilitation, Preservation and Revitalization, in 
carrying out urban renewal. The urban renewal program will focus on nine old urban 
areas, for example, Ma Tau Kok, Tai Kok Tsui, Kwun Tong, Sai Ying Pun, etc. (Tung, 
1999). 
 
The URA is actually a public body charged with a mission to improve the living 
conditions of the residents and promote social and economic development. For 
example, the Authority will help the maintenance of buildings and rehabilitate the old 
buildings. This will upgrade the building conditions and enhance the property value of 
old buildings. In general, renewing old districts and rehabilitating old buildings can be 
a major force for economic growth (Tung, 2005). 
 
There is no denying that urban renewal will revitalize urban living environment and 
enhance economic development. In such a way, accelerating urban renewal and 
improving our urban landscape and environmental hygiene can provide the impetus 
for long-term sustainable development.(Tung, 2004) Now, the Government will 
embark on a number of community facility projects, continue to expedite urban 
renewal and promote active building maintenance. These will improve living 
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environment in Hong Kong (Tsang, 2006). 
 
Sustainable development has become a global concern since the 1980s. Countries 
began to realize the problem of poverty and environmental degradation would be a 
hindrance to development of a healthy society or economy. To be precise, economic 
development should not be ecologically destructive. (Couch, 1990) These ideas 
brought about the topic of sustainable development. In 1983, the United Nations 
created the World Commission on Environment and Development, which put forward 
the issue of sustainable development. Four years later, in 1987, the World 
Commission created a landmark report, Our Common Future, defined ‘sustainable 
development’ as ‘development that meets the needs of the present without 
compromising the ability of future generations to meet their own needs’.(Brundtland 
Report, 1987) 
 
With reference to the practices of the United Nations, Hong Kong Government carried 
out an investigation on sustainable development in 1997. In the document ‘Study on 
Sustainable Development for the 21st Century in Hong Kong’ (SUSDEV 21), 
sustainable development for Hong Kong was defined as, ‘Sustainable development in 
Hong Kong balances social economic and environmental needs, both for present and 
future generations, simultaneously achieving a vibrant economy, social progress and 
better environmental quality, locally, nationally and internationally, through the efforts 
of the community and the Government’. This definition actually served as a blue-print 
on the works for sustainable development in Hong Kong later on. 
 
The Government’s effort contributing to sustainable development continued. The 
Council for Sustainable Development was set up in December 2001 and was 
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supported by the Sustainable Development Unit. A sustainability assessment system 
was also promulgated in the same year, which was to ensure sustainability 
considerations would be taken into account, in the policies implemented by the 
government. 
 
In fact, as early as in the 1999 Policy Address, it was stated that ‘renewing old 
districts and rehabilitating old buildings can be a major force for economic growth’ 
and in the 2004 Policy Address, it was stressed that ‘accelerating urban renewal…can 
provide the impetus for long-term sustainable development’. More specific works that 
shows the relationship between urban renewal and sustainable development were put 
in place in 2005. 
 
In 2005, the Sustainable Development Unit identified three main challenges likely to 
be encountered in the process of sustainable development in a document. The 
document was called ‘The First Sustainable Development Strategy for Hong Kong’. 
One of the challenges was, Urban Living Space: Creating a Sustainable Built 
Environment. This is explicitly linking Government’s concern about urban living 
space with sustainable development. By identifying this challenge, the Government 
aimed at speeding up improvements to the environment of older urban areas with 
flexible deployment of the “4R” strategy – redevelopment, rehabilitation, preservation 
and revitalization’. These 4R are in fact the 4R strategy used by the URA which 
shows that urban renewal is directly related to sustainable development in Hong 
Kong. 
 
In short, urban decay is an issue of concern hinders economic development, therefore, 
urban renewal is inevitable in Hong Kong. In other words, urban renewal should not 
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be overlooked when talking about sustainable development in Hong Kong. Urban 
Renewal and sustainable development are in fact inseparable topics. In this regard, the 
effectiveness of urban renewal on sustainable development will affect the future 
direction of sustainable development. Therefore, in this study, the author would like to 
study the current effort of Hong Kong Government on urban renewal and sustainable 
development and recognize the effectiveness of urban renewal in contributing to 
sustainable development. 
 
1.2 Research Questions 
 
There are various factors affecting the effectiveness of urban renewal in contributing 
to sustainable development. In this study, the following questions will be investigated: 
 
i) Why urban renewal is important to sustainable development? 
ii) What are the current efforts of the government on urban renewal? 
iii) How is urban renewal contributing to economic, social and environmental 
sustainability? 
 
1.3 Objectives 
 
The dissertation aims at examining the effects of urban renewal to sustainable 
development, so as to see the effectiveness of urban renewal in contributing to 
sustainable development. The objectives of this dissertation are to find out the 
follows: 
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i) To recognize the importance urban renewal to sustainable development; 
ii) To review the contributions of Hong Kong government towards sustainable 
development; 
iii) To review the current effort on urban renewal in Hong Kong; and 
iv) To explore the extent of urban renewal in Hong Kong contributing to sustainable 
development in economic, social and environmental aspect. 
 
As a whole, there will be interpretation of findings and conclusion will be drawn by 
fulfilling the objectives listed above. Approaching to the end of the dissertation, it will 
suggest the general framework for further research on other factors in contributing to 
sustainable development in Hong Kong. 
 
1.4 Outline of the study 
 
This dissertation comprises six chapters. Chapter 1 introduces the background, 
objectives, structure and methodology of this study. Chapter 2 provides a literature 
review on the global and local effort towards sustainability, the importance of urban 
renewal to sustainable development, not to mention, a brief picture on local effort 
towards urban renewal. In Chapter 3, the definition and nature of urban renewal are 
discussed, which are linked to sustainability objectives. Chapter 4 examines the past 
and present effort of Hong Kong Government towards urban renewal. A case study in 
Kwun Tong is provided in Chapter 5. This shows the effort paid by the Government at 
present and helps to make conclusion in Chapter 6. In Chapter 6, it summarizes all the 
findings and concludes whether Government’s current effort in urban renewal is 
effective in contributing to sustainable development or not. Last but not least, 
limitation and areas for further study are also presented. 
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1.5 Methodology 
 
There are two main research areas in this dissertation, one is ‘urban renewal’ and the 
other one is ‘sustainable development’. Data and information of this study will be 
based on primary as well as secondary source of data. For secondary data, a detail 
literature review will be carried out to gather backgrounds, information and facts on 
the two research areas. The information about the global and local efforts in 
contributing to sustainability is gathered from reference books, journal articles and 
also government documents. The study in the definition and nature of urban renewal 
from journals and reference books is paving the way to link up the two study areas 
together. In understanding the need of urban renewal in Hong Kong, desktop research 
such as review of articles, reference papers, consultation papers, news from the URA, 
together with newspaper clippings is conducted. Factual data is collected from Census 
and Statistics Department, the URA publication and local concerned groups – the 
Kwun Tong Vision. 
 
A case study will be included to study the urban renewal policies, public concern, 
needs and difficulties in reality. Primary data and information will be gathered from 
site visit and interviews. Site visit included was for better understanding of the 
unsustainable present, especially the current living environment. Interviews with the 
URA officials will help to understand the background of the case chosen, the 
difficulties in carrying out the project and ways of meeting local concerns. Reports 
and comments gathered from webpage of local concerned groups will give a clearer 
picture on the actual needs of the community. 
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The author has chosen the Kwun Tong Town Centre (KTTC) redevelopment project 
regarding its significance towards the urban renewal effort of the URA. This project is 
the biggest redevelopment project the Urban Renewal Authority (URA) has ever 
carried out. Due to the project size, there is much more matters that the URA has to 
resolve. The experiences of the KTTCRP will set as an example for future 
contribution of URA towards urban renewal. For this study, the KTTCRP is a good 
example in revealing the role of urban renewal playing in sustainable development. 
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CHAPTER II 
 
LITERATURE REVIEW 
 
2.1 Introduction 
  
Sustainable Development (SD) is unquestionably a global issue that concerns 
everyone in the world. During the last two decades, people began to realize the 
problem of poverty and environmental degradation would be a hindrance to 
development of a healthy society or economy. So, people began to hold a serious view 
towards SD. In 1987, the term ‘sustainable development’ was defined in the report 
Our Common Future (“Brundtland Report”) by the United Nations (UN) World 
Commission on Environment and Development (1987). Although the definition made 
in 1987 was merely a statement of intention, this served as the guidelines for countries 
working on sustainability later on. In order to avoid confusion, in the following, the 
word ‘sustainability’ and ‘sustainable development’ are to be used interchangeably. 
(Selman, 1996) However, the differences between ‘sustainable growth’ and 
‘sustainable development’ have to be clarified first, followed by reviews on the major 
events leading to the concept of sustainable development in global context, 
subsequently, the actions of Hong Kong government towards this issue. 
 
2.2 Sustainable Growth or Sustainable development? 
 
‘Sustainability’ is about reaching a state where global ecosystems are capable of 
absorbing human impact without deterioration. (Barton, 1996) In other words, 
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sustainability is talking about the interaction of human and the nature, while 
‘sustainable development’ is talking about human conditions now and in the future. 
On the other hand, ‘growth’ is an economic term that concerns per capita income, 
Gross National Product (GNP), etc. ‘Sustainable development’ is in fact a broader 
concept that emphasizes the maintenance and enhancement of quality of life socially, 
economically and environmentally, in the capacity of existing ecosystem and 
resources. In this way, the term ‘sustainable growth’ and ‘sustainable development’ 
should not be used interchangeably. 
 
2.3 Major events leading to ‘Sustainable Development’ 
 
‘Sustainable development’ is a hot topic nowadays that encompasses the linkage 
between economic development and the environment. Though it came into existence 
early in the 1960s, it was viewed narrowly as a concept related to conservation of the 
ecosystem only. It was not until 1972, in the report The Limits to Growth by The Club 
of Rome, people began to link economic development to resources. From 1980s to 
1990s, all the nations began to take the topic of sustainable development seriously and 
made steady progress on it. Now, sustainable development becomes an indivisible 
topic for different countries’ policy agenda. 
 
2.3.1 Events prior to the 1980s 
 
The concept of ‘Sustainable Department’ was originated from ecological awareness in 
the Silent Spring by Rachael Carson in 1962. This concept was also mentioned in The 
Blueprint for Survival in The Ecologist Magazine in 1972. Nevertheless, the year 
1972 was actually a turning point for the emergence of the concept of sustainable 
 11 
development. Prior to 1972, people had little awareness towards that concept or 
restricted the concept to ecological matter. In 1972, the Club of Rome published The 
Limits to Growth, outlining the “predicament of mankind” (Meadows et al., 1972). In 
the conclusion of that report, it stated that “if the present growth trends in world 
population, pollution, food production, and resource depletion continue unchanged, 
the limits to growth on this planet will be reached within the next one hundred years” 
(ibid, p. 23). Since then, there were studies on whether or not it was impossible to 
have “infinite growth within earth’s finite biosphere”. (Pezzoli, 1997) 
 
2.3.2 The World Conservation Strategy (1980) 
 
Looking seriously into the matter rose in The Limits to Growth, at the same year, there 
was the Stockholm Conference on the Human Environment leading to the setting up 
of the United Nations Environment Program (UNEP). This organization held 
worldwide seminars among countries on future development strategies. In 1980, the 
International Union for the Conversation of Nature (IUCN) published The World 
Conservation Strategy (WCS), representing ‘a further step in the elucidation of the 
concept of sustainability’. (Grundy, 1997) In its forward, it stated: 
 
“Human Beings, in their quest for economic development…must 
come to terms with the reality of resource limitation and the 
carrying capacities of ecosystems, and must take account of the 
needs of future generations.” (IUCN, 1980) 
 
The forward actually emphasized the importance of conserving living resources in 
order to achieve ecological sustainability. The WCS symbolized a watershed that 
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challenging the idea that ‘conversation and development were intrinsically opposed, 
or even that they could be separated’. (Selman, 1996) The WCS held three main 
objectives, which are to maintain essential ecological processes and 
life-support-systems, to preserve genetic diversity and to make the utilization of 
species and ecosystem sustainable.  
 
2.3.3 The Brundtland Report – Our Common Future (1987) 
 
To make one step forward, the General Assembly of the United Nations established 
the World Commission on Environment and Development (WCED) in 1983. The 
WCED consisted representatives from 21 countries and during 1984-1987, the WCED 
conducted public hearing from all over the world. (Grundy, 1997) This action made 
people from different continents exposed to the concept of sustainability. To put the 
concept of sustainability as a policy objective, a landmark report The Common Future 
was published by the WCED in 1987. The report stressed on the inseparability of 
environment and development. (ibid, p. 122) More importantly, the definition of 
‘sustainable development’ was defined unprecedentedly. It stated that ‘sustainable 
development is development that meets the needs of the present without 
compromising the ability of future generations to meet their own needs’. (WCED, 
1987) In order to clarify the whole picture, towards the end of the report, it proposed 
some principles for environmental protection and sustainable development. 
 
2.3.4 Agenda 21 (1992) 
 
The works of WCED in the 1980s served as a catalyst to a series of international 
conferences concerning the sustainability matter later on. The most notable one was 
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the United Nations Conference on Environment and Development (UNCED) in 1992, 
held in the Rio de Janeiro. This international conference was widely known as the 
Earth Summit. In this conference, the Agenda 21 was issued which, in Grundy’s 
words, ‘perhaps the most comprehensive international statement yet on environmental 
protection and sustainability strategies. (Grundy, 1997) This document reaffirmed the 
Declaration of the UN Conference in Stockholm in 1972 and proclaimed 27 Principles, 
again, recognizing the relationships among human activities, economic development 
and the environment. 
 
2.4 Sustainable Development in Hong Kong – Responsible bodies 
 
In global context, the emergence of the concept ‘sustainable development’ was 
originated from environmental awareness. First, people realized the need to conserve 
ecosystem, and economic development that time was at the price of pollution. So, 
they began to look into the pollution problem. After that, they began to look 
themselves as part of the environment and began to find some ways for environmental 
conservation. Later on, they discovered that in order to sustain the economic 
environment, environmental sustainability had to be achieved first. In other words, 
human, economic development, and the environment was indivisible. That led to the 
emergence of the concept of sustainability. Putting it into Hong Kong scenario, the 
path to the emergence of sustainability concept was in fact similar to each other. 
 
2.4.1 Prior to 1980 – Aware of pollution problem 
 
Hong Kong was in economic boom during Mid-1970s to 1980s. Economic prospered, 
however, the environment was paid as the price inevitably. There were many 
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environmental problems, for instance, poor air quality, excessive noise levels, waste 
disposal problems, etc. These threatened habitats and ecosystems (Barron, 1996; Hills 
and Barron, 1990; Hills and Barron, 1997; Hung, 1994). In 1977, the Environmental 
Protection Unit (EPU) was set up, which has aroused public awareness about 
pollution problem. During that period, certain legislation and regulations to control 
dark smoke, noise and oil spills were also implemented (Hill and Barron, 1997). 
 
2.4.2 In the 1980s – From pollution awareness to environmental protection 
 
There were changes within the government structure. In 1981, the EPU was detached 
from the Government Secretariat to form the Environmental Protection Agency. Later 
in 1986, the Agency was upgraded as Environmental Protection Department (ibid, p. 
43). In 1988, the EPD was grouped with the Planning and Lands Departments to form 
the Planning, Environment and Lands Branch, which was responsible for 
environmental and land use policy-making (Mottershead, 2004a, pp. 93). This was 
later the Planning, Environment and Lands Bureau (PELB). The PELB actually dealt 
land use planning and the environment hand-in-hand. 
 
2.4.3 Present – Protect the environment and sustain the development 
 
In the last decade, the EPD has undergone many changes. Nevertheless, those changes 
were paving a way in separating environmental protection and sustainable 
development into two different topics. After series of restructuring and re-organizing, 
the EPD was once under the Transport and Works Department in 2002. (Lai et al., 
2005) The latest change was on 1 July 2007, the Environment Bureau was formed, 
overseeing the formulation and implementation of environmental policies. (EPD, 
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2007) Under the Environment Bureau, there is the EPD and the Energy and 
Sustainable Development Branch. Under this Branch, there is the Council for 
Sustainable Development (CSD) and Sustainable Development Division (SDD). Both 
of them are promoting sustainability in Hong Kong. 
 
2.5 Sustainable Development in Hong Kong – Policy making 
 
While the United Nations began to recognize the importance of sustainability in the 
Stockholm Conference (1980s), the Hong Kong Government finally addressed 
environmental problems in its 1989 White Paper. However, it was not until 1996, the 
Government made its first major statement on sustainable development. That time, he 
Government published its Third Review on the White Paper in 1989, tilted Pollution 
on Hong Kong – a time to act (Barron & Steinbrecher, 1999; Hills & Barron, 1997). 
According to Barron and Steinbrecher, the Third Review stated the urgency to achieve 
‘a more appropriate balance between the needs of development and those of 
environmental stewardship’. In addition, the 1996 Review was also commissioned to 
undertake a consultancy study, which was to assess the meaning of sustainable 
development in Hong Kong (Barron & Steinbrecher, 1999). As a whole, the 1996 
Third Review set out a new agenda for future policy making concerning the 
environment in Hong Kong (ibid, p. 6). 
 
Nevertheless, sustainable development did not formally began until a major 
government study on this issue, SUSDEV 21 (Sustainable Development for the 21st 
Century Study), in September 1997 (Barron & Steinbrecher, 1999; Lai et al., 2005) 
The document was originated from the findings of Territorial Development Strategy 
(TDS) in 1996, which was an unprecedented government proposal included strategic 
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environmental assessment (Mottershead, 2004a). It also revealed the constraints that 
Hong Kong is likely to face in its future development (Barron & Steinbrecher, 1999). 
Unfortunately, there is no existing sustainable model that Hong Kong can simply 
adopt (ibid, p. 7). International practices are only taking into account with 
considerations on Hong Kong’s unique socio-economic conditions, culture and 
environment. Therefore, after reviews on international practices combined with 
unique situation in Hong Kong, this study introduced the concept of sustainable 
development into Hong Kong Government’s decision making (SUSDEV 21, 1997). 
The key outputs of the SUSDEV 21 were: 
 
i a definition of sustainable development that applies to Hong Kong; 
ii a series of guiding principles and indicators to key issues of sustainability; 
iii a supporting tool (CASET) to evaluate sustainability implications 
iv recommendations to the government in terms of institutional changes; and 
v undertaking public consultation to raise public awareness. (SUSDEV 21, 1997) 
 
According to the SUSDEV 21, the guiding principles are outlining the expected 
impacts of sustainable development towards Hong Kong, while the indicators are 
‘quantified information which helps to explain how things change over time’. 
However, the author is not going to use the guiding principles and the indicators listed 
in the SUSDEV 21. Those principles and indicators are addressing the impact of 
sustainability towards Hong Kong as a whole, while this dissertation is going to assess 
the effectives of urban renewal towards sustainability. The focus is therefore different 
from what it has in the SUSDEV 21. 
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For the definition, the SUSDEV 21 states that ‘Sustainable Development in Hong 
Kong balances social, economic, environmental and resource needs, both for present 
and future generations, simultaneously achieving a vibrant economy, social progress 
and a high quality environment, locally, nationally and internationally, through the 
efforts of the community and the government’. This definition included the key 
elements of sustainable development and outlined the type of future of Hong Kong 
(ibid, p. 21). Specifically, the main concerns of sustainable development in Hong 
Kong are social, economic and environmental aspects. Later in the 1999 Policy 
Address, the former Chief Executive re-affirmed the importance of sustainability by 
saying that ‘every citizen, every business, every government department and bureau 
needs to start working in partnership to achieve sustainable development for Hong 
Kong’. 
 
2.6 Importance of urban renewal to sustainable development 
 
From the Hong Kong definition of sustainable development, one of the emphases is to 
achieve high quality environment. Logically specking, in order to have a good 
environment, it is important to first address factors leading to environmental 
degradation, which is a beginning to achieve high quality environment. In particular, 
the problem of urban decay is one of the major factors leading to environmental 
degradation. In the 1999 Policy Address, the former Chief Executive Mr. Tung Chee 
Hwa has pointed out that out of the existing 8500 urban buildings which are 30 years 
old, some require redevelopment and some require extensive repair. In 10 years time, 
the number of buildings over 30 years old will increase by 50% (Tung, 1999). 
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In other words, urban decay and building dilapidation is undoubtedly the cause of 
environmental degradation. Urban renewal is a way to combat urban decay and 
revitalize the environment. Furthermore, renewing old districts and rehabilitating old 
buildings can be a major force for economic growth (Tung, 2005) In other words, 
urban renewal is one of the factors contributing to economic growth and also 
sustainable development. According to the former Chief Executive Mr. Tung Chee 
Hwa, to accelerate urban renewal and improve urban landscape and environmental 
hygiene can provide the impetus for long-term sustainable development (Tung, 2004). 
 
In order to accelerate the pace of urban renewal, the Government has set up the URA 
in 2001, which focus on renewing nine old urban areas. Further Government actions 
towards urban renewal will be discussed in Chapter 4. Originally, the Government 
only linked urban renewal with sustainable development in its past policy addresses. 
It only viewed urban renewal as somehow a direction to achieve sustainable 
development, but not a strategy which is a crucial factor to sustainable development.  
 
Nevertheless, in 2005, the Government explicitly recognized the importance of urban 
renewal towards sustainable development. That year, a document ‘The First 
Sustainable Development Strategy for Hong Kong’ was published, which identified 
three main challenges likely to be encountered in the process of sustainable 
development. One of the challenges was, Urban Living Space: Creating a Sustainable 
Built Environment. This shows Government’s concern about urban living space with 
sustainable development. 
 
By identifying this challenge, the Government aimed at speeding up improvements to 
the environment of older urban areas with flexible deployment of the “4R” strategy – 
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redevelopment, rehabilitation, preservation and revitalization’. These 4Rs are exactly 
the same 4Rs used by the URA as urban renewal strategies. This is proving that urban 
renewal is closely related to sustainable development in Hong Kong. 
 
2.7 2008 - Time to look at the effect 
 
It has been 10 years since the Government published the SUSDEV 21. It is time to 
review the effect of sustainable development. As one of the measures contributing to 
sustainable development, the effect of urban renewal is very crucial. Though there are 
only few years after the publishing of ‘The First Sustainable Development Strategy 
for Hong Kong’, the effort of urban renewal can be traced back to 1988, with the 
setting up of LDC. This dissertation therefore will assess the work of government 
towards urban renewal and the effect of it in Chapter 4 and Chapter 5. 
 
2.8 Government institutional arrangements after SUSDEV 21 
 
The SUSDEV 21 marked the first step for Hong Kong Government’s effort to put 
sustainability concerns into decision making process. Since then, implementation of 
new policies was accompanied by some institutional changes. 
 
2.8.1 Public awareness 
 
In implementing policies, public awareness let alone public participation were also 
crucial as economic growth may jeopardize social sustainability in the city 
(Mottershead, 2004, pp. 301) From the 1999 Policy Address, the government intended 
to set up a Council for Sustainable Development (CSD), which is ‘to provide expert 
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advice to the Government and keep the public regularly informed about its work’. 
This is to ‘build a better understanding of the concept of sustainable development’ 
among the public’. In the same Policy Address, the Chief Executive also proposed to 
establish a $100 million grant ‘to support community initiatives on sustainable 
development especially on educational programmes for citizens and students to 
develop a strong awareness of sustainability’. 
 
As a result, prior to the establishment of CSD, the Sustainable Development Unit 
(SDU) was set up in April 2001. It is a government body independent of all Bureaux 
and Departments, which is attached to the Administrative Wing under Civil Service 
(Mottershead, 2004, pp. 111). The main duty of the SDU was to facilitate integration 
of the idea of sustainable development into government policies as well as the 
community, also, to provide analysis and support to the CSD, which was set up later 
(ibid, p. 111). To raise public awareness towards sustainable development, the SDU 
has carried out many works such as establishing an SD website, publishing a 
pamphlet on Sustainable Development, which was distributed to schools and 
community organization, etc. 
 
The CSD was later set up on 1 March, 2003. This organization was supported by the 
SDU, which is to facilitate community participation in promoting sustainable 
development in Hong Kong. Also, the CSD promotes public awareness and improve 
the public understanding of sustainable development principles. Though CSD 
meetings are not open to the public, the Agenda and discussion papers for each 
meeting are uploaded the SDU website (ibid, p.113). 
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2.8.2 Works within the government 
 
As recommended by the SUSDEV 21, a sustainability assessment system has to be set 
up to assess sustainability of new government policies, strategies or proposals. A 
computer aided tool – Computer Aided Sustainability Evaluation Tool (CASET) was 
developed to assist the bureaux and departments in evaluating sustainability 
implications of their polices. The SDU provides technical assistant and support to the 
bureaux and departments in the process of aforesaid assessment, while the CSD gives 
advises to the government on policies promoting sustainability and preparation of 
sustainable development strategy. (ibid, p. 111-113) 
 
2.9 CSD - A First Sustainable Development Strategy for Hong Kong 
 
It is important to list out different strategies which are pin-pointing at the challenges 
before implementing any policies. The CSD published a document called ‘The First 
Sustainable Development Strategy for Hong Kong’ (FSDSHK), which intended ‘to 
articulate challenges faced by Hong Kong in ensuring sustainability’ and work out 
some ‘appropriate responses’ to the challenges identified. There were altogether three 
main challenges highlighted in the document, which were, 
 
1. Solid Waste Management: A community Effort for Sustainability 
2. Renewable Energy: Acting Locally on a Global Issue 
3. Urban Living Space: Creating a Sustainable Built Environment 
 
Under the third challenge identified, it is stated that the major challenge is ‘how to 
deal with older, dilapidated neighbourhoods in such a way as to upgrade he urban 
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living environment’. This is exactly the same problem raised in the previous sections, 
which is the problem of urban decay. In order to combat this problem, strategic 
objectives are set up in FSDSHK. The objectives are to speed up improvements to the 
environment of older urban areas, using the 4R strategy – redevelopment, 
rehabilitation, preservation and revitalization. These are the 4Rs currently used by the 
URA. The other objectives are to further develop New Territories and promote 
sustainable urban planning and design practices with will be beneficial to Hong Kong 
in the future. (CSD, 2005) 
 
As aforesaid, the FSDSHK was the first document that linked urban renewal with 
sustainable development. Not surprisingly, urban decay is a serious problem in Hong 
Kong that may act as a hindrance to economic development, while urban renewal is a 
way to combat the problem of urban decay, urban renewal is contributing to 
sustainable development. 
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CHAPTER III 
 
BETWEEN URBAN RENEWAL AND SUSTAINABILITY 
 
3.1 Introduction 
 
People needs are ever changing. Urban areas, in response to human’s economic and 
social pressure, is always changing in a form of expanding, contracting or undergoing 
internal restructuring (Couch, 1990). As in Chapter 2, the author considers urban 
renewal an undivided part of sustainable development. As time goes on, urban areas 
will deteriorate and building designs will become outdated or cannot accommodate all 
present needs. This a sign of urban decay which is a stumbling block to sustainable 
development. Urban renewal is a measure to combat urban decay and contributing to 
sustainable development. 
 
Before reviewing the Government’s effort in urban renewal and assessing its impact, 
there will be review on the meaning of ‘urban renewal’ from literature. After that, the 
major directions of sustainable development will be discussed. As contributing to 
sustainable development, urban renewal should have some impact in those directions. 
 
3.2 Defining Urban Renewal 
 
In general, ‘urban renewal’ is the outcome of the action of social and economic forces 
to property life cycles in an urban area, during a long period of time. This is a process 
relating to physical change, from which, there will be change in the use of intensity of 
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use of land and buildings (Couch, 1990). 
 
3.2.1 Broad sense definition 
 
In a broad sense, urban renewal is a concept that can be presented by different forms. 
On one hand, it means ‘urban redevelopment’, which is to remove that dilapidated 
buildings or structures that are adversely affecting their neighborhood, and replace 
them with new structure. On the other hand, urban renewal also encompasses the idea 
of ‘urban rehabilitation’. This form of urban renewal has nothing to do with replacing 
physical structures, rather, it refers to physical improvement or partial re-construction 
of existing buildings that deteriorates the surrounding environment (Branch, 1985). 
 
3.2.2 Strict sense definition 
 
In a strict sense, urban renewal is referring to ‘urban redevelopment’ only. In this 
regard, the definition suggested by Couch (1990) is likely to fall into the broad sense 
definition as it emphasizes the physical change of structures and also the change in 
intensity of use of buildings. 
 
On the other hand, Searle (1974) regarded ‘urban renewal’ as ‘the removal of a 
building or some other piece of urban capital and its replacement by new capital’ 
(Searle, 1974, pp. 108). Similarly, for the sake of simplicity, this study will adopt the 
strict sense definition as to facilitate further discussions. 
 
In Hong Kong, there are about 200 urban renewal projects carrying out in different 
district by the URA. The URA focuses urban renewal on ‘redevelopment’, 
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‘rehabilitation’, ‘revitalization’ and ‘preservation’. It seems that URA’s definition of 
‘urban renewal’ covers even more aspects that what is suggested in the literature. In 
short, different parties may have different interpretations towards the term ‘urban 
renewal’. 
 
Nevertheless, urban rehabilitation, revitalization and preservation are aiming at 
elongating the life span of old buildings that there is no emergent need to pull it down. 
Those methods are welcomed by the government and are very common in old urban 
district in Hong Kong as they generate fewer disturbances to the residents. For 
instance, the re-housing problem could be avoided. The major concerns for the 
government and the residents may be the financial problem and how to make 
consensus among different residents on matters like the duration of the project or 
some technical problems like project implementation, building inspection, tendering, 
etc. However, urban redevelopment is far more complicated. One has to look at the 
aforesaid problems, let alone, re-housing of residents, design of new building, impact 
to the surroundings, benefit to the local community as a whole, etc. The impact of 
urban redevelopment is likely to have more significance, and due to time limits, this 
study will focus on urban redevelopment only. The terms ‘urban renewal’ and ‘urban 
redevelopment’ will be used interchangeably. 
 
3.3 Nature of Urban Renewal 
 
Urban renewal is not a new phenomenon and it almost occurs as a natural process 
after the establishment of certain urban settlement (Searle, 1974). As time goes on, 
some parts of the urban fabric of cities will become out-dated in functionality, 
structural stability and in environmental aspects. To be specific, it is a matter of 
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adaptation. There is changing population, transportation, incomes, etc. that triggers off 
the change in demand towards the urban fabric. Therefore the extent that the urban 
area adapts to the ever-changing requirements of the communities matters. When 
people find that the present structures cannot accommodate or serve their needs, there 
will be a need for urban renewal. 
 
Generally, it is not hard to conceive the emergence of urban renewal. When the 
planners, architects, engineers and surveyors build, they have regarded to the 
economic condition of society then and the future, which is likely to affect the 
demand of housing. Specifically, they will think of and make forecast on the needs, 
functions, building materials and even populations at the time they plan. 
Unfortunately, their anticipation can be right and can be wrong. The buildings will 
become obsolete as requirements change. In particular, the two driving forces of 
urban renewal are obsolescence of building and changing of requirements (Lichfield, 
1974). 
 
3.4 Sustainable Development & Urban Renewal 
 
As discussed in Chapter 2, it is authoritative to use the definition given by the United 
Nations whenever people talk about sustainable development. In 1987, the United 
Nations has published a document called Our Common Future that first defined the 
term ‘Sustainable Development’. The document stated that ‘sustainable development 
is development that meets the needs of the present without compromising the ability 
of future generations to meet their own needs’. (WCED, 1987) Not surprisingly, that 
piece of document has set an alarm to all the nations in the world. Many countries 
finally put a start to look at the matter and make policies towards sustainability since 
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then. 
 
Urban renewal, as defined previously, refers to urban redevelopment and 
redevelopment means the removal of one capital to be replaced by a new capital. 
Urban renewal is, in such a way, a tool to fulfill present needs, at the same time 
accommodates future uses. This concept is very much similar to sustainable 
development as sustainable development is focusing on the needs at present and in the 
future. 
 
However, urban renewal is not merely a concept or a goal, more importantly, it is a 
practical way in achieving sustainable development. As discussed in Chapter 1 and 
Chapter 2, urban decay is one of the major factors leading to environmental 
degradation. While urban renewal is a practical way to combat urban decay, it helps to 
revitalize the environment that contributing to sustainability. In such a way, urban 
renewal is a method that policy makers can put into action. Having similar concept as 
sustainable development, urban renewal can be regarded as a practical way in 
achieving sustainability objectives. 
 
3.4.1 Sustainable Development objectives 
 
People, in the last two decades, gradually recognize that they have populated much of 
the earth’s livable land and depleted much of the earth’s resources. As a result, 
concerns over sustainable development have mounted. (Porter, 2000) In whatever 
context one is referring to, no matter global or regional, sustainable development 
meshes the need for preserving, enhancing and interrelating economic prosperity, the 
integrity of natural ecosystems, and social equity (see fig. 3.1) (ibid, pp.5) Indeed, it is 
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not difficult to apprehend that the society, the economy and the environment are 
interacting with human activities everyday. 
 
 
 
 
 
As a result, the redeveloped properties should be more comprehensive in a way that 
they are able to respond to the environmental, social and economic needs. According 
to Beatley and Manning (1997), sustainable development is ‘a matter of considering 
ecological limits and environmental impacts at every aspect of community design, 
from the energy efficiency of buildings to the regional transportation system to how 
the industrial and commercial sectors go about business’. In short, sustainable 
development embraces human values and perceptions, and is not just an ecological 
function. 
 
As discussed in Chapter 2, urban decay is hindering sustainable development, while 
urban renewal is a tool to solve the problem of urban decay. In this regard, urban 
renewal is a tool in achieving sustainable development, as it directly contributes to 
Fig. 3.1 The interaction among social equity, economic prosperity and ecological integrity 
Source: Porter, 2000. 
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improving the environment at present and in the future. As a tool for achieving 
sustainable development, urban renewal has to fulfill the sustainability objectives, i.e. 
economic, social and environmental. 
 
3.4.2 Urban Renewal focuses 
 
Social Sustainability 
 
Urban renewal is a complicated process. In promoting urban renewal to the 
community, Government officials will emphasize the benefits and improvements that 
urban renewal it is likely to bring about. Normally, the Government officials will have 
a perception that no one is willing to live in such a dilapidated, dangerous or even 
unpleasant building environment. Nevertheless, some residents, probably living in 
those dilapidated buildings for more than 30 years, are willing to stay. Their 
considerations may not be the quality of life after redevelopment or even the 
compensation given, they just want to live in the way they live for so many years. 
They treasure the collective memories and social bonding they have among 
themselves. For them, housing is not just a shelter. Rather, it embodies many cultural 
and socio-economic characteristics unique to a place (Yeh & Ng, 2000). Those 
residents, in all likelihood, feel reluctant to leave. The impact of urban renewal to the 
community and the response of the community towards urban renewal are affecting 
the degree of social sustainability. So, urban renewal in all respects should not 
overlook the matter of social sustainability. 
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Environmental Sustainability 
 
Apart from social sustainability, environmental sustainability is also a major area that 
urban renewal should contribute to. It is not difficult to find that old urban districts are 
generally in lack of green areas, with air pollution problem resulted from traffic 
congestions, etc. More importantly, as a result from poor planning or zoning, one can 
easily spot out messy streetscape. Also, the buildings there is either densely populated 
in one street with no road, no alley in between, or their height or design are not 
compatible with the surrounded buildings. This situation will not be conforming to the 
standard and demand nowadays. Urban renewal should comprehensively re-shape the 
environment so as to bring about environmental sustainability. The design of 
buildings should, to certain extent, contribute to environmental sustainability. For 
instance, reusable materials should be used and green building design should be 
adopted. 
 
Economic Sustainability 
 
Urban areas are always found to be the hub of a district or a city, with concentration 
of buildings and road networks. As a result, its land value is expected to be higher due 
to higher accessibility. Nevertheless, situated with dilapidated buildings, the demand 
for housings in old urban areas is not high which drives down the property value in 
those areas. As a result, land value in urban areas is not fully reflected. In addition, the 
old buildings are built many years ago so that its size and height is not exhausting the 
development potential of a city hub. 
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In such a way, renewing old urban areas should eventually solve the problems 
mentioned. By urban renewal, the project should bring about buildings with 
up-to-date quality. Together with high accessibility, the demand for housing in 
renewed areas is expected to increase. Also, the renewed project should maximize the 
development potential of the site. For the affected residents, urban renewal projects 
have to provide job opportunities during and after the project. This minimizes the 
impact to residents and those who work there and sustain economic development in 
renewed areas. In short, economic sustainability is also an issue of concern when 
carrying out urban renewal. 
 
3.5 Foreign experiences 
 
‘It would be unthinkable to discuss regeneration without referring 
to partnership and community involvement.’  
(Hastings, et al., 1996) 
 
While community development emphasizes the promotion of initiatives which are 
done with, rather than done for or to target beneficiaries, community involvement in 
the process of urban renewal cannot conceived to be absent (italics mine) (Fordham, 
1993). This chapter emphasizes that, as redevelopment will have remarkable impacts 
towards the residents and will undoubtedly affect their livelihood, redevelopment 
projects should carefully tackle the needs of the local residents. As a result, in order to 
achieve social sustainability, those affected residents should voice out their opinion. 
The most direct way is, to let them come and join the party. 
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In this section, the UK experiences of urban renewal will be presented. Through the 
three stages changing of urban regeneration policies, the UK example is 
demonstrating the importance of community participation. For the sake of simplicity, 
in the following, ‘urban regeneration’ and ‘urban renewal’ will be used 
interchangeably. 
 
3.5.1 Community involvement in Urban Regeneration 
 
UK – Community Participation as an undivided part 
 
The UK urban areas are suffering from problems resulted from urban decay, no matter 
socially, economically and environmentally. As urban areas are complex in nature, 
policy makers often find it difficult to address those problems and combat all the 
problems. In carrying out urban regeneration, there were actually three main stages 
that each one of them had different emphasis and leading role. There were almost 50 
years from the first stage to evolve to the urban regeneration policies nowadays. 
 
First stage : Urban Programme 
 
Before 1968, regeneration in the UK was community driven. However, in 1968, the 
government introduced the Urban Programme that marked a change in leading role in 
terms of regeneration projects. The Urban Programme was actually divided in to two 
phases. In the first phase was launched in 1968, which was commented in Higgins et 
al. (1983) as an arrangement arose from the immigration and race relations issues. In 
terms of regeneration issues, it emphasized working in partnership between the local 
and central government (Ho, 2003). For the second phase, there was no significant 
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change in terms of separation of power and the leading role, except the management 
measures. The Urban Programme remained a centrally controlled initiative (Ho, 1993; 
Lawlass, 1989). 
 
Second Stage : City Challenge 
 
As a centrally controlled programme, social concerned group criticized the Urban 
Programme for its ability to address social needs. Worse still, during the 1980s, the 
Urban Programme priorities shifted away from responding to social need, to 
enhancing economic and environmental regeneration (Oc, et al., 1997). After three 
evaluation studies towards the Urban Programme in the 1980s, the Conservative 
government turned from a strong economic and physical approach to a more social 
and community approach in respect of regeneration (Ho, 2003). There were four 
major ‘break-through’ by introducing the City Challenge: 
 
i. it signified the return of local government in leading local regenerations; 
ii. it signified the renewed role of the local community in regeneration, 
emphasizing the local partnership between the government, business and local 
communities; 
iii. local agencies welcomed this approach as it recognized social and community 
aspects in regeneration; and 
iv. it recognized the importance of spatial and people targeting (ibid., p. 46). 
 
More importantly, the City Challenge introduced a competitive element in 
regeneration projects that symbolized an invitation to local communities to 
regeneration projects. A selection of local authorities was invited to bid for City 
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Challenge Fund, which was a source of money to carry out regeneration projects. 
Later, the City Challenge Fund was replaced by the Single Regeneration Budget (SRB) 
Challenge Fund in 1994. The competitive nature did not change, however, with the 
SRB, the local government was no longer the sole leader taking the lead in 
regeneration projects. Any local agencies, including voluntary and community 
organizations could also launch the regeneration projects by competing for the SRB. 
The community, in such a way, was invited to join the regeneration programme. 
 
In addition, for the objectives of the City Challenge, one of it was ‘to promote 
successful partnerships for the delivery and development of the plans between local 
authorities and all those that have a stake in the area, including public, private and 
voluntary bodies and local communities’ (DoE, 1992). As commented by Oc, ‘City 
Challenge was about local initiative. It aimed at responding to local-defined problems 
and opportunities within a small-scale defined areas…’. As a whole, the 
implementation of City Challenge represented a breakthrough in inviting community 
participation, not to say addressing the importance of social needs in urban 
regeneration. 
 
Third stage : National Strategy for Neighbourhood Renewal 
 
There were reviews in the late 1990s about the SRB. To make the urban regeneration 
more effective, the National Strategy for Neighborhood Renewal was proposed. There 
were four major areas that different from the previous regeneration approaches, 
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i. the scale of the problem being addressed is much larger – not the tens but the 
hundreds of severely deprived neighbourhoods; 
ii. the focus is not just on housing and the physical fabric of neighbourhoods, but 
the fundamental problems of worklessness, crime and poor public services – 
poor schools, too few GPs and policing; 
iii. funding is offered from government departments; and 
iv. introduce ideas including Neighbourhood Management and Local Strategic 
Partnerships for empowering residents and getting public, private and 
voluntary organizations to work in partnership (NRU, 2001). 
 
The Neighbourhood Renewal Unit (NRU), which was set up in 2001, is actually 
responsible for the implementation of the new strategy. This party is responsible for 
overseeing the government’s renewal strategy. As emphasized in the NRU 
information centre, the new renewal strategy is responding ‘to local circumstances, 
rather than directs everything from the Whitehall’. Having a comprehensive approach 
as described, Maginn regarded the National Strategy for Neighbourhood Renewal an 
even more people-oriented approach and urban policy arenas are now more 
democratic and sensitive to the needs and wants of the community.(Maginn, 2004). 
 
3.5.2 Summary 
 
As seen from the UK practices, its urban regeneration policies had undergone three 
stages of evolvement. From centrally lead, to locally lead and now not only 
community driven, but also includes a wider concern on the livelihood of the 
community. These experiences are invaluable as they are showing the direction for 
urban regeneration, i.e. taking community concerns into account. 
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All in all, there is long history of urban regeneration in the UK and it has a 
well-developed system towards urban renewal, nevertheless, the systems and policies 
are still improving, having regard to the changing environment. After all, the main 
point is that the UK experiences are setting an example to other places with shorter 
urban renewal history, like Hong Kong. Learning from others experiences, 
stakeholders in Hong Kong should seriously provide some ways for community 
participation, when dealing with its urban renewal polices. 
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CHAPTER IV 
 
URBAN RENEWAL IN HONG KONG 
 
4.1 Introduction 
 
Urban renewal is the inevitable outcome of the action of economic and social forces 
upon urban areas (Couch, 1990). That is a stage when urban fabric can no more 
accommodate the present demand for properties. As to solve the problem of urban 
decay, there is no way but to carry out urban renewal. This is the fate for different 
countries and places, as a well-developed city, Hong Kong is also attempting to work 
out the urban decay problem with urban renewal. 
 
Urban renewal is not a new topic in Hong Kong. Prior to the sixties, the Government 
initiated the ‘Slum Clearance Scheme’ which marked the first attempt for 
redevelopment. Throughout the past 40 years, there were many changes towards 
urban renewal, in aspects like directions, methods, leading role, etc. This chapter will 
begin with review on the history of urban renewal in Hong Kong and end with 
discussing the current effort of the Urban Renewal Authority (URA). The information 
gathered in this chapter will serve as a background study to facilitate the analysis in 
the case study in Chapter 5. 
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4.2 Directions for Urban Renewal 
 
As explained in Chapter 3, sustainable development should be achieved in social, 
economic and environmental aspects. While urban renewal is a measure for achieving 
sustainability, urban renewal should contribute to sustainability in accordance to the 
three aforesaid aspects. Particularly in the respect of social sustainability, community 
participation should be taken seriously into account. 
 
Nevertheless, there is in fact a long history of urban renewal in Hong Kong. Before it 
is developed to be the picture as we can see today, the directions or the pace of urban 
renewal were unsatisfactory in the past. As a result, throughout the whole urban 
renewal history in Hong Kong, there were many changes in terms of objectives, not to 
mention institutions. 
 
4.3 Historical development of Urban Renewal (Before LDC) 
 
Following the chronological order, the development of urban renewal in Hong Kong 
can be divided into three different phases, namely, private sector initiatives, LDC 
partnership and URA led projects. Three phases represent three different leading roles 
in the process of redevelopment, with different social situation, characteristics and 
problems. All those parties were trying to combat the problem of urban decay in their 
respective periods. Not surprisingly, some of them might not work effectively and as a 
result, was superseded by another party, marked the end of its era. 
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4.3.1 Efforts prior to the sixties 
 
In 1959, a layout plan (LH 6/9/IC) was prepared for a part of Tai Hang Village, 
combining small lots, realigning lot boundaries and providing other facilities such as a 
market complex, schools and open space. As the local residents considered that their 
development right would be largely affected, they responded by strong opposition. As 
a result, the plan was later superseded by the Causeway Bay Outline Zoning Plan (LH 
6/24B), disregarding the original environmental improvement proposals and 
community projects. (Lai, 1993; Planning, Environment and Lands Branch, 1996) 
This incident was demonstrating the difficulty in balancing the rights of private 
individuals and the interests of general public (Planning, Environment and Lands 
Branch, 1996). 
 
4.3.2 Pilot Scheme Area 
 
In the 1960s, the living conditions in inner city residential areas were far from 
satisfactory. That time, there were dilapidated buildings, congested and unhealthy 
living conditions. As a solution, the Government carried out a pilot redevelopment 
scheme. In 1964, the Governor appointed a Working Party on Slum Clearance. In 
1965, the Working Party recommended Sheung Wan as an Urban Renewal District, in 
which certain areas was identified as Pilot Scheme Area. In order to upgrade the 
living environment, traffic condition and to provide community facilities, the Town 
Planning Board was directed to prepare a statutory plan for the Urban Renewal 
District. (ibid, 1996) In 1970, a layout plan (LH 3/38) for the Pilot Scheme Area was 
completed and adopted (Lai, 1993). 
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Although the Pilot Scheme was apparently achieving its objectives, the length of time 
taken in completing the whole project should not be overlooked. It had spent more 
than 10 years to complete the project due to a lack of funds for property acquisition 
and re-housing resources (PLEB, 1996) 
 
4.3.3 Environmental Improvement Areas – Private driven approach 
 
Learning from past experiences, the government considered another concept called 
‘Environmental Improvement Areas’ (EIA), aimed at upgrading the environment by 
providing more land for GIC facilities. Furthermore, this approach assumed that 
existing obsolete private buildings would be redeveloped by the owners themselves or 
by the private sector (italics mine). Several areas, including the former Urban 
Renewal Districts outside the Pilot Scheme Area, like Wan Chai, Yau Ma Tei, Shek 
Kip Mei, Tai Kok Tsui, Cheung Sha Wan and Kennedy Town were designated as EIAs. 
But, this approach resulted in other problems like over-utilization of land. In general, 
this approach could not solve the problem of urban decay effectively (ibid, 1996). 
 
4.3.4 Comprehensive Redevelopment Areas – active community participation 
 
In order to implement comprehensive redevelopment scheme, the Government 
introduced another approach called ‘Comprehensive Redevelopment Areas’ (CRA). 
Under this approach, some areas were selected which have higher priority in 
redevelopment. For the matter of site assembly, this approach invited participation by 
private owners, instead of resumption by the Government. An example of CRA was 
the Tsim Sha Tsui ‘Four Streets’ area. Almost all land in the ‘Four Streets’ area was 
held on non-renewable leases which were about to expire. As a result, the owners of 
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the land were invited to participate in the redevelopment project according to master 
layout plan. 
 
Not surprisingly, there were problems in adopting redevelopment approach. The 
owners were unable to reach consensus about the costs and benefits of redevelopment. 
Apart from that, the presence of defective titles and untraceable owners were adding 
difficulties in assembling the site. Also, some tenants found that cash compensation 
unacceptable and re-housing not reliable. Those problems were somewhat related to 
multiple property ownership. It was just too difficult for numerous owners to agree on 
the terms of the redevelopment project. 
 
4.3.5 The Hong Kong Housing Society 
 
Actually there was an urban renewal agent at the time when the EIA as introduced. In 
1974, the Executive Council agreed to provide financial support to an Urban 
Improvement Scheme proposed by the Hong Kong Housing Society (HKHS) (Lai, 
1993). This aimed at improving the environment, by acquiring or resuming 
dilapidated buildings in the urban areas and redeveloped into modern housing blocks. 
As the same time, the GIC facilities would be much improved. 
 
In the matter of site assembly, the HKHS would first acquire the affected properties 
by negotiation. If failed, the Government would, on behalf of the HKHS, resume the 
properties. After resumption, the Government would grant the whole site to the 
Housing Society by private treaty, in return, the HKHS would pay the full market 
premium to the Government for the site (PELB, 1996). Affected tenants would be 
offered the flats upon completion of redevelopment at a discounted price by the 
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HKHS. However, according to Lai (1993), most projects were piecemeal and fell 
short of the scale and design of the CDAs. 
 
Summary of the difficulties 
 
As from the review above, there were redevelopment projects in Hong Kong since the 
late 1960s. In the past twenty years, there were quite a number of approaches in 
carrying out urban renewal. Before the implementation of CRA, there was only 
‘in-situ redevelopment’ carried out by the private sector redeveloper (Pun, 1984). 
Unfortunately, all were failed due to different reasons, for instance, multiple property 
ownership, re-housing of tenants, inadequate resources, etc. (ibid, 1984). So, in the 
late 1980s, there was a tremendous change to urban renewal policy. 
 
4.4 Land Development Corporation 
 
It is obvious that there was no single agency under the Government, such that there 
was no party to fund and implement previous redevelopment schemes. In order to 
rectify the problems, a consultant study was commissioned in 1983, which was to 
advise the government the feasibility of setting up a new institution for undertaking 
urban renewal more effectively (Pun, 1984). In 1985, the Land Development 
Corporation (LDC), proposed by the study, was accepted by the Executive Council 
(Lai, 1993). In 1988, the LDC was established as an independent statutory body 
responsible for urban renewal projects later on. 
 
According to the LDC Ordinance, the purposes of the LDC were to improve the 
standard of housing and to improve the standard of the environment, by undertaking, 
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encouraging, promoting and facilitating urban renewal. More importantly, it focused 
on the balance between community gain and viability of the scheme. The work of 
LDC covered the whole process of urban renewal, as early as from the preparation of 
redevelopment plan, to the implementation of project. The LDC mainly used 
negotiation for site assembly. However, the LDC could also choose to apply to the 
government for resumption of the outstanding properties. In the matter of re-housing, 
the LDC promised to re-house all affected tenants and the LDC might purchase 
private residential units from the market to be used as re-housing flats (PELB, 1996) 
 
Unfortunately, the way of site assembly and re-housing had paving the way for 
eventual failure. It was in reality very difficult to make acquisition solely by 
negotiation. Also, as LDC might but flat in the market for re-housing, the re-housing 
cost set a constraint on the scale and number of projects the LDC had the capacity to 
implement (ibid, 1996). 
 
4.5 Criticism towards LDC 
 
Despite the reform in 1988 with the setting up of LDC, the problem of urban decay 
could not be effectively solved. While dilapidated buildings continued to provide poor 
living condition, some other phenomenon like traffic congestion, environmental 
problems and overcrowding, were acting as symptoms of urban decay (ibid, p. 4). 
Together with improving living standard, the old urban areas were not fulfilling the 
expectation of the community. It was then in utmost urgency to carry out urban 
renewal. 
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In the past, the private sectors had played a major role in urban renewal projects (Ng, 
2004). Their effort was recognized by the government that ‘dockyards, power stations 
and oil depots have been redeveloped within a short span of time into large housing 
estates with comprehensive facilities. Dilapidated buildings have been redeveloped 
into modern commercial complexes with impressive architectural design…about half 
of all new private domestic units currently come from redevelopment’ (PELB, 1996) 
 
Although the effort from the private sector was recognized by the government, some 
problems arisen at the same time. Firstly, the number of dockyards or power stations 
was decreasing that leading to decrease in number of site for redevelopment. Secondly, 
most of the sites redeveloped were in a piecemeal manner without achieving 
improvements to the lay out of transport networks, community facilities and services 
(ibid, p. 6). Consequently, the redevelopment opportunities diminished as the low-rise 
buildings were disappearing. In reality, it was difficult to acquire 10 to 15 storeys 
buildings in multiple ownerships to assemble lots for redevelopment (ibid, p. 6). 
 
By recognizing the shortcomings of the LDC, the Government undertook a review of 
its urban renewal policy, followed by a 4-month consultation period. In June 1996, the 
Government issued a policy statement called Urban Renewal in Hong Kong (Ng, 
2004). It was concluded in the document that ‘…we cannot continue to rely on the 
private sector to achieve urban renewal to the same extent as in the past…increasing 
difficulty of site assembly and the ever more marginal viability of redeveloping 
medium-rise developments are making it more and more difficult for private 
developers to undertake the project’ (PELB, 1996). There were several proposals 
suggested in the document as to speed up the pace of urban renewal. One of the 
suggestions was to set up an Urban Renewal Authority (URA), replacing the LDC. 
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This marked another turning point in carrying out urban renewal in Hong Kong. 
 
4.6 The way to Urban Renewal Authority 
 
After the publishing of the Urban Renewal in Hong Kong, in 1999, the former Chief 
Executive Mr. Tung formally included the concept of urban renewal in its 1999 Policy 
Address. It was emphasized that Hong Kong, as a world-city, must have a pleasant 
and safe living environment. In response to that, ‘we must therefore do the following: 
first, implement urban renewal thoroughly…’ (Tung, 1999) As admitted in the 1999 
Policy Address, there were 8500 buildings over 30 years old, while about 2200 
buildings required extensive repair at that time. In 10 years time, there would be 50% 
increase in the number of buildings which were over 30 years old (ibid, p. 42). 
 
Together with the problems addressed previously about the LDC, the Chief Executive 
decided to put forward the idea of urban renewal, with the intention to set up an 
Urban Renewal Authority to replace LDC. Pin-pointing at the shortcomings of the 
LDC, the Chief Executive further ensured that ‘the URA will be entrusted with 
powers to assemble land for redevelopment’ (ibid, p. 42). 
 
4.6.1 Establishment, Functions and Objectives 
 
Formal establishment of the URA 
 
After the 1999 Policy Address, the Government has actively participated in urban 
renewal. In 2000 Policy Objectives, the Government announced that there was a 
20-year urban renewal programme, focusing on nine old urban areas, for example, Ma 
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Tau Kok, Tai Kok Tsui, Kwun Tong, Sai Ying Pun, etc. (Tung, 1999; Tung 2000). The 
URA would also finish the 25 uncompleted projects of the LDC. An Urban Renewal 
Authority Bill was passed by the Legislative Council on 27th June, 2000. This was the 
Urban Renewal Authority Ordinance (URAO), which provided the establishment of 
an URA and replaced the LDC formally. At the same time, the URAO and set out the 
procedures for planning and land resumption for future projects carried out by the 
URA. Eventually, in 1st May, 2001, the URA was established. 
 
Functions of the URA 
 
As stated in the 2000 and 2001 Policy Address, ‘urban renewal’ refers to ‘the 
rejuvenation, re-planning and restructuring of old urban areas by way of 
redevelopment, rehabilitation and conservation’ (Tung, 2000; Tung, 2001) Those are 
the directions for the works of URA. In addition, the URA would adopted a pro-active 
and people-centered approach to urban renewal, by arresting the problem of urban 
decay and improving the living conditions of the residents living in old dilapidated 
areas (italics mine) (Planning and Lands Bureau, 2001). This general function of the 
URA was in fact addressing the major difficulties in past efforts towards urban 
renewal, namely, the lack of government agency and community participation. 
 
Objectives of the URA 
 
Unlike the previous urban renewal practices, the objectives of the URA were clearly 
identified. The major objectives of the URA is to improve the general built 
environment and the lay-out of built-up areas in Hong Kong, by re-placing old and 
run-down areas (Tung, 2000). Those areas will then be placed with properly planned 
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developments, accompanied with adequate infrastructures and community facilities. 
At the same time, the URA will promote proper maintenance of buildings and 
preservation of local characteristics and buildings of historical, cultural and 
architectural interest (Tung, 2001). 
 
In fulfilling the objectives, there are three underlying principles, namely, 
 
- property owners should be offered fair and reasonable compensation; 
- affected tenants should be provided with proper re-housing; and 
- the community at large should benefit from urban renewal (ibid, p.15). 
 
As putting the concept into action, a public consultation was launched in August 2001. 
This consultation was to gather public opinions in order to draft the Urban Renewal 
Strategy. The Urban Renewal Strategy will set out the guidelines for the URA in 
implementing the urban renewal programme later on. This was an unprecedented 
approach to urban renewal in Hong Kong, since public can involve into the drafting of 
urban renewal policies. Now, rather than acting merely as an affected party under 
urban renewal programme, the community is now participating in the policy making 
of urban renewal. That was an example showing the URA’s major selling-point, i.e. 
‘people first’ (PLB, 2001). 
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4.6.2 Responsibilities of the URA 
 
Corporate Plan & Business Plan 
 
As a statutory requirement, according to section 21 and section 22 of the URAO, the 
URA has ‘to prepare a draft corporate plan setting out its proposed programme of 
projects for the next five years and a draft business plan setting out the projects to be 
implemented in the next financial year. The URA is required to submit these two 
plans to the Financial Secretary for approval each year’ (PLB, 2001). Those plans 
embodied the URA’s strategic directions and work programmes respectively. These 
two plans are outlining what the URA is going to do in the near future, which 
increases the transparency of the URA’s work to the public. 
 
Practically, in working out the Five-year Plan and the Business Plan, the URA 
prioritized the old urban areas which were listed in the Urban Renewal Strategy. From 
the old urban areas, the URA has to make judgments between past commitments and 
future expansion of old urban areas, the need for slum clearance and the rejuvenation 
of old districts, redevelopment and rehabilitation, etc. (URA, 2005a). 
 
Furthermore, given Hong Kong’s restructuring economy and society, a holistic 
approach should be adopted to regenerate old urban areas, dilapidated public rental 
housing and flatted factories, and old industrial areas. (Ng, 2004) As such, the URA 
also formulated a 4Rs approach in achieving urban renewal in Hong Kong. The 4Rs 
are redevelopment, rehabilitation, preservation and revitalization. As described by the 
URA, when the 4Rs applied together, that enables ‘a holistic approach to unlock the 
full potential of urban renewal’ (URA, 2005b). 
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4Rs – Redevelopment 
 
Redevelopment is to redevelop a cluster of 
rundown residential buildings (URA, 
2005b). It will target old, dilapidated 
buildings with poor living conditions. 
Accordingly, those targeted sites will be 
carefully planned and rebuilt to achieve 
significant environmental and social benefits 
like community facilities and open space. For example, the Argyle Street/Shanghai 
Street Project was redeveloped into a major commercial/office/hotel complex in the 
heart of Mongkok (See photo 4.1). If possible, the URA will perform restructuring by 
assembling a large area of land. This is to facilitate comprehensive planning, 
restructuring the road and transport network, to improve the overall district 
environment ultimately (URA, 2005c). 
 
In terms of site assembly, although the URAO empowered the URA to perform land 
resumption, the URA will acquire property interest dually by negotiation and 
application for land resumption to the Government. This has shortened the time for 
site assembly. After that, the URA will implement its redevelopment project either by 
disposing the site to private developers or forming joint venture partnership with 
developers. The URA may also consider carrying out the development by itself. 
 
As a whole, the time used in the process of planning, land resumption and clearance 
will approximately be three and a half year. The URA aims at finishing its projects in 
less than six and a half year on average, depending on the size of the site and also the 
Photo 4.1 Redevelopment in Mongkok, from old buildings 
to commercial/office/hotel complex. 
Source: URA, 2008 
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degree of complication in assembling the site (ibid, 2005c). 
 
4Rs - Rehabilitation 
 
Rehabilitation is to rehabilitate old but serviceable buildings (URA, 2005b). In this 
respect, the URA will work with the owners, the Government and some other 
construction partners to carry out proper repair and maintenance of building. In order 
to facilitate building rehabilitation, the URA is providing loan, grant, and insurance 
schemes, together with advisory services to interested owners. In a word, 
rehabilitation aims at extending the useful life cycle of buildings that helps to prevent 
the decay of built environment. 
 
By promoting building rehabilitation, the urgency of carrying out redevelopment will 
be reduced. For example, for the Woo Sung House in Yau Ma Tei, it was occupied 
since 1960. However, the building is old but serviceable. So, rehabilitation by 
repairing the building 
fabric was carried out in 
2003. In fact, rehabilitation 
is elongating the life span 
of the Woo Sung House. 
Also, the building 
appearance did improve a 
lot (see photo 4.2). 
 
 
 
Fig. 4.2a Before Rehabilitation Fig. 4.2b Before Rehabilitation 
Source: URA, 2005 
Photo 4.2 The appearance of Woo Sung House before and after 
rehabilitation. 
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4Rs – Revitalization 
 
Strictly speaking, revitalization is not a technical method to perform urban renewal. 
Revitalization is to adopt appropriate renewal methods to revive and strengthen the 
economic and environmental fabric of different districts. The URA’s main 
responsibility is to improve quality of urban living through the other 3Rs, with its 
partners and stakeholders (URA, 2005d). One of the examples will be the Western 
Market in Sai Wan (See photo 4.3). 
 
4Rs – Preservation 
 
Preservation aims at conserving buildings of special interest and preserving historical 
architecture (URA, 2005b). It forms part of redevelopment projects. For example, a 
building on Queen's Road East, Wan Chai, was one the urban renewal projects 
through the preservation method. It was built in mid-1930s. Having regard to its 
cultural value to the society, the URA worked to preserve it (see photo 4.4). 
Photo 4.3 The Western Market before and after revitalization. 
Source: URA, 2005 
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Inviting community participation 
 
The URA is governed by the URAO. In the URAO, some rules were set to ensure the 
invitation of community participation. For example, the URA may implement a 
project by way of a development project or a development scheme and the public can 
ledge objections under the URAO and Town Planning Ordinance (TPO). Furthermore, 
it is statutorily required for consultation on development projects and development 
schemes. According to section 23 of the URA Ordinance, the URA is required to 
publish in the Government Gazette the commencement date of the implementation of 
a project. Also, under section 23 of the URAO, it is the URA’s obligation to exhibit 
the public general information about the project for inspection (PLB, 2001). In fact, in 
the process of implementing a redevelopment project, affected owners, tenants, as 
well as the general public, are all given opportunities to object the project during the 
process of public consultation. This can ensure the urban renewal programmes are 
genuinely addressing the needs of community and more importantly, protecting the 
interests of affected parties (Tung, 2001). 
 
Photo 4.4 The pre-war building at the Queen’s Road East under preservation. 
Source: URA, 2005 
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In addition, under the Urban Renewal Strategy, the URA should fully assess the social 
impact of a proposed project and the needs of the affected residents, such as, 
re-housing1. Briefly speaking, the social impact assessment studies has to be carried 
out in two phases, i.e. a non-obtrusive one conducted before the publication of the 
proposed project in the Government Gazette and a detailed one after the proposed 
project has been published in the Government Gazette. Under section 25 of the 
URAO, the URA should release the assessment results for public information (PLB, 
2001). 
 
Lastly, the Urban Renewal Strategy also requires the URA to set up an urban renewal 
social service team in the nine targeted urban renewal areas2. It is to provide 
assistance and advice to residents affected in the URA redevelopment projects. 
 
In short, the URAO, which controls the works of the URA, lists out the statutory 
requirements in achieving community participation throughout its redevelopment 
projects. In implementing renewal projects, the Urban Renewal Strategy suggested 
that the priority project areas and the strategic planning guidelines have to be updated 
regularly, so as to suit present needs. 
 
 
 
 
                                               
1
 The Urban Renewal Strategy proposed the URA to invite the Housing Authority and the Hong Kong 
Housing Society to be the re-housing agent for the URA. In addition, some short and long term 
re-housing sites were identified. For those sites near the redeveloped area, priority should be given to 
social needy and elderly as far as possible. 
2
 The nine targeted areas are Ma Tau Kok, Tai Kok Tsui, Sham Shui Po, Yau Ma Tei, Yau Tong, Kwun 
Tong, Sau Ying Pun, Wan Chai and Tsuen Wan. They are proposed in the Urban Renewal Strategy in 
2001 to be priority area which have urgent demand for development and rehabilitation actions. 
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4.6.3 Expected Outcomes 
 
Upon redevelopment, it is expected to see improvements to the dilapidated urban 
areas and up-to-standard city outline. The major problems brought about by urban 
decay, for instance, poor living standard and insufficient open space will be largely 
solved. In the Urban Renewal Strategy, it has quantified some outcomes which are 
expected after urban renewal; 
 
- improvement of the environmental quality of about 55ha of the older urban 
areas; 
- production of 62,800 new flats; 
- provision of 51,500m2 open space, and 70,700m2 community facilities; and 
- preservation of 27 buildings of local character to enhance our local architectural 
and cultural heritage (PLB, 2001). 
 
In the past Policy Address, the Government has already addressed the benefits of 
urban renewal. In the 2005 Policy Address, the Chief Executive suggested that 
‘renewing old districts and rehabilitation old buildings can be a major force for 
economic growth’. Previously, in the 2004 Policy Address, the Chief Executive has 
already suggested that ‘accelerating urban renewal and improving urban landscape 
and environmental hygiene can provide the impetus for long-term sustainable 
development’. In short, the Government regard the benefits of urban renewal are 
significant, no matter to the local community or to Hong Kong as a whole. 
 
As seen from the aforesaid Policy Address, urban renewal is contributing to economic 
growth and sustainable development. In Chapter 5, a cast study in Kwun Tong will be 
 55 
carried out, revealing the actual works of the URA in Kwun Tong Town Centre 
Redevelopment Project (KTTCRP). More importantly, in the next chapter, the author 
endeavor to study the significance and the effectiveness of urban renewal towards 
sustainability. 
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CHAPTER V 
 
CASE STUDY  
– Kwun Tong Town Centre Redevelopment Project (KTTCRP) 
 
5.1 Introduction 
 
The central idea in previous chapters is that urban renewal, as a practical means to 
achieve sustainability, should contribute to environmental improvement, economic 
prosperity and meeting social needs. This chapter is providing a case study in Kwun 
Tong, which is a big district covering 558 hectares of land. However, as the subject 
site is located in Kwun Tong South, background information focuses on Kwun Tong 
South will be more sensible to show the local characteristics. After that, the 
unsustainable present will be illustrated with figures together with comments from 
local residents. Brief picture about the proposed design of the KTTCRP will be 
provided, which is to facilitate analysis for the contribution of urban renewal to 
sustainability objectives. 
 
5.2 Background Information – Kwun Tong South 
 
5.2.1 Existing land use pattern in Kwun Tong South 
 
Kwun Tong District is located in East Kowloon. The district is divided into two main 
portions, i.e. Kwun Tong North and Kwun Tong South. As the KTTCRP is located in 
the Kwun Tong South, the following will focus on the Kwun Tong South Area (the 
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Area). To the West of the Area, it is bounded by Hoi Bun Road, Shun Yip Street, Ngau 
Tau Kok Road; to its North, it is bounded by Chun Wah Road and Sau Mau Ping Road; 
while to its South, the boundary is Lei Yue Mun Road and King Yip Street. The 
eastern boundary of the Area follows the district administrative boundary that covers 
about 387 hectares of land. The boundary of it is shown in a heavy broken line on the 
Plan in Annex 1. In terms of land use, the portion to the south-west of Kwun Tong 
Road is mainly for industrial use, while the portion to the north-west of Kwun Tong 
Road and Lei Yue Mun Road is largely occupied by residential development, 
especially public housing. 
 
In terms of draft Kwun Tong (South) Outline Zoning Plan (OZP) (No. S/K14S/15), a 
major part of area in Kwun Tong is zoned as ‘Residential (Group A)’ (R(A)). Some 
areas of the remaining portion is zoned as ‘Government, Institution or Community’ 
(G/IC), ‘Open Space’ (O) and ‘Other Specified Uses’ (OU). Only a small portion is 
zoned as ‘Green Belt’ (GB) and ‘Commercial (1)’ (C1). The percentage of different 
land use zoning is listed below: 
 
Land use zoning Area (ha) Percentage 
Commercial (1) 1.21 0.3 
Residential (A) 136.10 43.2 
Residential (B) 14.46 4.6 
Government, Institution or Community 45.43 14.4 
Open Space 42.19 13.3 
Other Specified Uses 46.82 14.9 
Green Belt 28.88 9.2 
Table 5.1 Present land use zoning in Kwun Tong (South). 
Source: Town Planning Board, 2007 
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The table shows that a large portion of land is dedicated for residential use. In the 
vicinity, there are twelve public housing estates and ten Home Ownership Scheme 
developments. In fact, Kwun Tong can be regarded as a densely populated area. As 
one of the earliest developed urban areas, housings, community facilities, 
transportation system in the Area are aging and becoming out-dated that can no longer 
serve today’s needs. The urban decay problem is particularly significant in Kwun 
Tong Town Centre (KTTC), which is situated with private residential buildings 
mostly over 30 years old. 
 
5.2.2 Demography (Population Profile) 
 
According to the 2006 Population By-Census conducted by the Census & Statistics 
Department, Kwun Tong has a total population of 587,423. The age distribution of 
people in Kwun Tong is very diverse, while majority of people are in the 30-50 age 
groups. Nevertheless, there is 16.0% of male and female aged 65 or above in 2006. In 
10 years time, there will be 26.3% of people aged 65 or above (see Annex 2). Aging 
population is becoming more and more serious, which is undoubtedly a matter of 
concern for now and future planning in Kwun Tong. 
 
5.3 Background Information – Subject site 
 
5.3.1 From past to present 
 
Redevelopment in KTTC is not a new issue. The idea emerged since a decade ago. In 
1998, the LDC announced the implementation of 26 redevelopment project, including 
the KTTCRP. Followed by the failure of LDC, none of the 25 unfinished projects was 
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carried out. In 2001, the URA was set up and was commissioned to carry out those 
unfinished LDC projects. The URA has included the KTTCRP in its third five-year 
Corporate Plan and Annual Business Plan, which was later approved by the Financial 
Secretary in March, 2007. 
 
5.3.2 Area and boundary 
 
The size of the whole project is about 5.3 hectares, while the implementation of the 
KTTC is by way of two development schemes, in accordance with Section 25 of the 
Urban Renewal Authority Ordinance (URAO) (URA, 2007a). The two sites are, 
namely, the Main Site and the Yuet Wah Street Site. The boundary of it is shown in a 
heavy broken line on the Plan in Annex 3. 
 
Area covered – Main Site 
 
The Main Site covers an area of about 48,860m2, which is shown in heavy broken 
line on the Plan (Annex 3 refers). The area is bounded by Kwun Tong Road, Hong 
Ning Road, Mut Wah Street and Hip Wo Street. Inside the area, there is the Yan Oi 
Court Bus Terminus, Yue Man Square, Tung Yan Street, Yan Shun Lane and part of Fu 
Yan Street. On the respective OZP (S/K14S/14), the area is fall within the R(A), 
Commercial (C), G/IC and O zoning (TPB, 2007). 
 
Area covered – Yuet Yah Street Site 
 
The site area is shown in heavy broken line on the Plan (Annex 3 refers) with a total 
area of about 4,640m2. The whole area is bounded by the Yuet Wah Street, Hip Wo 
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Street and Kai King Building. The area it is currently occupied by the Kwun Tong 
(Yuet Wah Street) Bus terminus. With reference to the OZP (S/K14S/14), the site is 
currently zoned as G/IC (TPB, 2007). 
 
5.3.3 Old design VS Present and future needs 
 
Historically, KTTC was planned and constructed in the early 1960s and was designed 
to serve around 60,000 population. Now, the whole Kwun Tong territory has a 
population of around 600,000 people. This unexpected increase in population size has 
given so much pressure on facilities inside the KTTC. For example, severe traffic 
congestion happens everyday in the KTTC, especially during rush hour. Together with 
dilapidating buildings and infrastructure, redevelopment in the KTTC is an utmost 
urgency (see photo 5.1). So, the URA planned to redevelop the KTTC, with the 
intention to provide the community comprehensive public facilities, commercial hub 
Photo 5.1 (from Hip Wo Street Temporary Market) To the left: 4-storey houses around Yan Oi Court; to the right: Chung 
Hing House; in the front: Hing Shun Mansion 
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with landmark building, quality residential space, enlarged open space, etc. These 
goals are serving as a blue-print for the KTTC redevelopment project (URA, 2007b). 
 
5.3.4 Existing Development 
 
The Yuet Wah Street Site is currently used as a bus terminus, accommodating six 
franchise bus routes by Kowloon Motor Bus, while the Main Site is an extensively 
developed with residential buildings. Those buildings occupied on the Main Site are 
ranging from four to fifteen storeys. Most of them are in residential uses with 
commercial uses at lower floors. They were built in the 1960s, involving 1,635 
households (Annex 4 refers). The building conditions in the vicinity are poor, 
particularly for those located around Yan Oi Court. Those houses are 4-storey houses 
with no owners’ corporations. As a result, the severe disrepair of the buildings’ 
structure and internal decorations are left unattended (See photo 5.2a & 5.2b). For 
buildings facing the Kwun Tong MTR Station and Kwun Tong Road, they are 
suffering from air pollution, not to mention noise pollution. 
 
 
Photo 5.2a The appearance of those 4-storeys houses 
around Yan Oi Wai. 
Photo 5.2b The internal situation of the 4-storey 
houses. 
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For infrastructure serving the area, especially the 
drainage system, sewerage draining system, public 
transport, etc. are in poor condition and is not able to 
accommodate today’s demand. Also, as the area is 
generally in lack of open space, that makes the 
environmental condition even worse. Apart from that, 
there is inadequate G/IC facilities serving the 
community, worse still, the design of the facilities are 
not up-to-date, especially for the Kwun Tong Jockey 
Club Health Centre and the Kwun Tong District 
Branch Office Building (see photo 5.3) (TPB, 2007). 
 
5.4 Unsustainable Present 
 
In order to get a clear picture on the present situation of KTTC, an interview was held 
with URA officials in the URA Kwun Tong Office. According to Miss Choi, Assistant 
Manager for Community Development, the situation in the KTTC is slightly different 
from other redevelopment project. As an old urban area, the KTTC is not only facing 
the problem of environmental deterioration, but also serious social problems. Those 
social problems are, for example, high crime rate, prostitution, drug abuse, etc. All are 
hidden in the old buildings in the KTTC. That shapes the unsustainable present of the 
KTTC, in addition to environmental problem or structural problem of the buildings in 
the vicinity. As commented by Chief Executive, the renewal work in KTTC ‘is as 
timely as it is essential’ as most of the buildings in the district are dilapidated with 
poor living conditions (Tsang, 2006). 
 
Photo 5.3 Internal situation of Kwun Tong 
Jockey Club Health Centre, with no air 
conditioning facilities. 
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5.4.1 Building Condition 
 
In the vicinity, there are 14 buildings altogether. Some 
of them have incorporated owners, for example, the 
Yue Wah Building, the Yue Man Buildings and the 
Kwok Tai Building located in the Yue Man Square. 
However, there are also some buildings which had no 
incorporated owners, such as those located in the Yan 
Oi Court. For those with incorporated owners, some of 
them have good building condition, like the Kwok Tai 
Building. With regard to the internal decorations, 
according to site inspection, there is no imminent 
need for redevelopment (see photo 5.4). Nevertheless, majority of the buildings, no 
matter with incorporated owners or not, are in poor condition. The major problems are, 
namely, unauthorized structure, concrete spalling, water seepage, broken internal 
finishes and poorly connected electric cables. 
 
Unauthorized structures 
 
At present, unauthorized building structures are always found on the roof-top of the 
buildings causing nuisance and hazard to the residents. Unauthorized roof-top 
structures are commonly found in KTTC (see photo 5.5a, 5.5b, 5.5c & 5.5d). 
 
 
Photo 5.4 The corridor of Kwok Tai 
Building, on the 5th Floor, which is neat 
and tidy. 
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Those roof-top structures endangered the structure of buildings as they add 
additional weight to the whole building. Also, those structures are not complying 
with Fire Service Regulations as they obstruct the Mean of Escape. Residents 
cannot evacuate when there is fire accident. In addition, some blocked 
Photo 5.5a Unauthorized roof top structure on 
4-storey houses near Yan Oi Court. 
Photo 5.5b Unauthorized roof top structure on Fu 
Yan Mansion. 
Photo 5.5e Blocked balcony, unauthorized 
structure built on Kiu Cheong Mansion. 
Photo 5.5c Unauthorized roof top structure on 
Chung Nam House. 
Photo 5.5d Unauthorized roof top structure on Yue Man Building. 
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balconies are found in the KTTC area, which are also a kind of unauthorized 
structures that threaten the structural safety of buildings (see photo 5.5e). 
 
Concrete failure 
 
Concrete is a building material commonly and extensively used in Hong Kong. As 
time passes, defects may be found in concrete. Concrete defects may be resulted from 
external factors, such as water seepage, weathering, etc (see photo 5.6a). Some other 
concrete defects, like cracking, spalling are easily noticed by residents. So, in the 
vicinity, repairing works could be found in some buildings (see photo 5.6b). However, 
residents may not notice some of the defects, like carbonation of concrete. In such a 
way, they will leave the problem unattended. Although those defects may not cause 
immediate danger to residents, they are damaging the building fabric slowly and 
eventually endangering the life of residents. 
 
Water seepage 
 
Water seepage is a serious problem that leading to or fasten the deterioration of 
Photo 5.6a Concrete defect in Hing Shun Mansion, 
resulted from weathering or water seepage. 
Photo 5.6b Concrete defect in Kwok Tai Building which 
was repaired. 
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building structure. For buildings with flat roofs, bitumen is always layered to prevent 
water seepage to flats below. However, due to weathering, cracks may form on old 
bitumen layers and as a result, the function of resisting water seepage may lost. This 
is a common problem for old buildings. In the KTTC, as seen in photo 5.7a, there is a 
pond of water on the roof top of the building. As there are some cracks on the bitumen 
layer, water seepage in the lower floor is expected. Some buildings, for example, the 
Fu Yan Building in the KTTC have serious water seepage problem from the top most 
floors extended to the lowest floor (see photo 5.7b). 
 
Broken internal finishes 
 
The internal finishes of buildings in the 
KTTC are broken or even not serviceable. 
As seen in photo 5.8a, the windows are 
covering with dirt and some components of 
the window frame are missing. This 
Photo 5.8a Broken windows are commonly found in 
Yue Man Building along the staircase. 
Photo 5.7b The water seepage problem in the 
Fu Yan Building from the top most floor to the 
ground floor 
Photo 5.7a A pond of water accumulated on the roof of Kwok Tai 
Building, showing the pipe-blocking and water seepage problem. 
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threatens the safety of the residents when they pass by. Also, the mail boxes of the 
4-storey houses are broken and some of them are missing (see photo 5.8b). In addition, 
the steps of staircases in most of the buildings are not in good condition that causes 
troubles to the residents, not to mention the elderly (see photo 5.8c). Lastly, majority 
of the buildings in the KTTC are not equipped with lift services. Nevertheless, the 
lifts installed have a very small capacity. In such a way, the disables cannot reside in 
the KTTC. 
 
Poorly connected electric cable 
 
The electric cables of old buildings were 
poorly connected. At the roof top, TV 
receivers were randomly set up and those 
cables connected to TV receivers are messy 
(see photo 5.9a). Also, at ground floor, the 
main sockets for the buildings in the KTTC 
are old and deteriorating. Unauthorized 
connections can be found in many of the buildings (see photo 5.9b & 5.9c). This is a 
Photo 5.8b The mail boxes are not in good condition in the 
4-storey houses. 
Photo 5.8c The steps of the staircase are 
threatening the safety of resident in the Yue Man 
Building. 
Photo. 5.9a TV receivers were randomly situated with 
messy cable connections on the Kwok Tai Building. 
 68 
threat to residents’ safety. What makes the matter worse is that checking to those 
sockets by licensed electrical engineer is not frequent or may even be absent. 
 
 
Summary 
 
In short, there are many problems found in the dilapidated buildings in the KTTC. 
Some structural problems, like concrete spalling and presence of unauthorized 
structures, are threatening the livelihood of residents. Other non-structural problems, 
like absence of lift services, are very inconvenient to disabled people. So, regarding 
the buildings’ conditions, there is imminent need for redevelopment in the KTTC. 
 
5.4.2 Environmental Condition 
 
Apart from poor living condition, the environmental condition in the KTTC is very 
poor due to three factors. Firstly, it is in lack of open space and green area. This leads 
to poor natural air ventilation. As pointed out by some residents, they feel suffocating 
when walking in the Yue Man Square area (URA, 2007c). Secondly, the streetscapes 
Photo 5.9b Unauthorized connection are frequently 
found in old electric sockets in the Yue Wah Building. 
Photo 5.9c Unauthorized connection are found in the 
front of the Wah Building. 
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in the KTTC area were poorly designed with insufficient ventilation and natural 
lighting. Some of the streets inside the KTTC are narrow and dark. Lastly, as the 
Kwun Tong MTR Station is located right near the KTTC, residents are suffering from 
serious noise pollution. Furthermore, as a transportation hub in East Kowloon, noise 
generated from other means of transport is also contributing to noise pollution. 
 
Lack of open space 
 
Although the KTTC covers it is about 5 
hectares of area, there is only one greenery 
space for residents, i.e. the Yue Man 
Square Rest Garden (see photo 5.10a). For 
open space, apart from the Garden, there is 
only Hong Ling Road Children 
Playground (see photo 5.10b). Both of 
them are small that cannot serve the needs of residents today. In such a way, there is 
no place for the residents to intake fresh air or to carry out community activities in 
leisure time. Additionally, trees, as an invaluable source of fresh air, are hardly found 
in the KTTC. Even though trees are planted, they are sparsely located in different 
Photo 5.10a The Yue Man Square Rest Garden is so 
small to accommodate the needs of people. 
Photo 5.10b The other open space in KTTC, the 
Hong Ning Road Children Playground. 
Photo 5.10c Tree are found in the KTTC, but are 
sparsely planted. 
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parts of the KTTC (see photo 5.10c). The supply of fresh air is inadequate and 
persistent air pollution problem in the KTTC is therefore inevitable. 
Poor Streetscape 
 
The KTTC is surrounded by Mut Wah Street, 
Kwun Tong Road and Hip Wo Street. All the 
three streets are main connections from 
Kwun Tong to the rest of Kowloon so that 
traffic is always busy there. There is a road 
network inside the KTTC. Unfortunately, the 
streetscape was badly planned. Alleys are found in 
between buildings which shows that land is not 
fully utilized. Many restaurants are using the alleys 
as part of their cooking area, which reveals serious 
hygienic problem (see photo 5.11a). In addition, 
there are also alleys on the ground floor of Yue Wah 
Building where stores are located (see photo 5.11b). 
 
Apart from alleys, road constructed inside the 
KTTC are very narrow. Situated with bus stops and 
mini-bus stops, roads around Yue Man Square and 
Fu Yan Street, are often congested (see photo 5.11c). 
What makes the matter worse it that there is a 
dead-end in Yan Shun Lane, which is blocking the 
free flow of traffic. Lastly, the KTTC is connecting 
Photo 5.11a Restaurants make use of the alley as part 
of their cooking area. 
Photo 5.11b Alleys are also found at the 
ground floor of Yue Wah Building where 
shops are located at the two sides. 
Photo 5.11c The Yue Man Square are very 
crowded during rush hour. 
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with Hip Wo Street with only one opening, which is the Tung Yan Street. That is also 
obstructing the flow of traffic. As from the above examples, the streetscape in the 
KTTC was poorly planned and caused much trouble to residents and hygienic 
problem to the whole KTTC. 
 
Noise pollution 
 
As a transportation hub in East Kowloon, 
traffic is always busy in the KTTC. Together 
with poor streetscape and inadequate open 
space, a large amount of noise generated 
from vehicles is trapped inside the KTTC. 
Furthermore, residents living in the Yue 
Wah Building, Kwok Tai Building and Yue 
Man Building suffered most. They are 
affected by two sources of noise at the same 
time as their flats are facing the Kwun Tong Road and the railway station (see photo 
5.12). So, with poor building orientation, residents are the one who suffer. 
 
5.4.3 Urban image 
 
As a whole, the urban image of the KTTC is old and decaying, especially for its 
buildings. The residents are suffering from poor living conditions as the building and 
environmental conditions are far from satisfactory. Also, the whole area is in lack of 
community facilities, such as green garden, sports ground, etc. 
 
Photo 5.12 The Yue Wah Building, the Kwok Tai 
Building and the Yue Man Building is facing the MTR 
Station. 
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Furthermore, problems can also be 
identified concerning the market area. In the 
KTTC, there is no central market. The 
residents buy daily necessities from two 
bazaars and one temporary market, which is 
located at the Mut Wah Street and the Hip 
Wo Street. The Hip Wo Street Temporary 
Market is an indoor market with no air 
conditioning facilities. For the two bazaars, 
their conditions are even worse. Electricity 
there was poorly connected (see photo 5.13). 
Also, the spaces in between two stores are 
very limited. There are only alleys for 
people to pass through. As the roofs of the stores are either covered by zinc or plastic, 
according to local residents, the temperature is often higher than 40℃ inside the 
market during summer. 
 
5.5 Redevelopment scheme 
 
5.5.1 Draft zoning 
 
After four stages of public consultation which lasted for 2 years, on 20th April, 2007, 
the URA submitted the Draft Development Scheme Plans to the TPB for 
Photo 5.13 The electric cable in the Mut Wah Street 
Bazaar was poorly connected. 
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consideration under section 25(5) of the URAO3. Few months later, on 5th October, 
2007, the draft URA KTTC – Main Site Development Scheme Plan (S/K14S/URA1/1) 
and the draft URA KTTC – Yuet Wah Street Site Development Plan (S/K14S/URA2/1) 
were approved for public exhibition lasted for 2 months according to section 5 of the 
Town Planning Ordinance (TPO)4. Nevertheless, the two plans have different zonings 
and objectives, while for development density, the total maximum gross floor area 
(GFA) for the two schemes altogether should not exceed 401,250m2 (TPB, 2007). 
 
Zoning – Main Site 
 
The Main Site area is designated as ‘Comprehensive Development Area (1)’ (CDA 1), 
which means that a Master Layout Plan for the Development Scheme is required to be 
submitted to the TPB for approval. As described in the Explanatory Notes of the Plan 
(S/K14S/URA1/1), there will be ‘comprehensive redevelopment, restructuring street 
pattern, promoting efficient land use and providing efficient land use and providing 
G/IC facilities and open space accessible to the public’. (TPB, 2007) 
 
Zoning – Yuet Wah Street Site 
 
The Yuet Wah Street Site area is designated as ‘Comprehensive Development Area 
(2)’ (CDA 2). As shown in the Explanatory Notes of the Plan (S/K14S/URA2/1), the 
site is intended for ‘medium-density residential developments with the provision of 
                                               
3
 According to section 25(5) of the URAO, the URA may submit any plan prepared under subsection 
(3)(a) of the URAO to the Town Planning Board for consideration as being suitable for publication or 
not. 
4
 According to section 6 of the TPO, any person may make representation to the Board in respect of 
the draft plan within the 2 month consultation period. 
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G/IC facilities’. (TPB, 2007) In addition, a car parking and loading/unloading 
provision with appropriate level will be provided to serve the area. As the area is 
zoned as CDA 2, a Master Layout Plan for the Development Scheme is required to be 
submitted to the TPB for approval. (TPB, 2007) 
 
5.5.2 Institutional process of commencing the KTTCRP 
 
“Most of the buildings in the district are dilapidated with poor 
living conditions. Revitalization of the district is as timely as it is 
essential” (Tsang, 2006) 
 
The KTTC was planned and constructed in the early 1960s. Originally, the KTTC was 
designed to accommodate 60,000 populations. Nowadays Kwun Tong’s population 
has reached 600,000 that putting so much pressure on the facilities in the KTTC. 
Redevelopment in the KTTC is not a new issue to the local residents. The KTTCRP is 
one of the 25 unfinished projects announced by the LDC. The residents have already 
waited for a very long time. In 2001, the LDC was replaced by the URA. In the 
URA’s fifth Business Plan (2006/07) and Corporate Plan (2006/07 to 2010/11) 
approved by the Financial Secretary, the KTTC project will be commenced by the 
URA according to section 25 of the URAO. 
 
After a prolonged period of waiting, the project finally started. According to section 
23 of the URAO, in 30 March 2007, the TPB notified the URA in the Government 
Gazette the commencement of implementation of the KTTC – Main Site and Yuet 
Wah Site. At the same time, the URA was obliged to reveal the information 
concerning the nature and effects of the project and a plan delineating the boundary of 
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the project. After that, under section 25 of the URAO, the URA has submitted a draft 
Development Scheme Plan (the Plan) and a Social Impact Assessment (SIA) report to 
the TBP for consideration on 20 April 2007. In accordance with the Urban Renewal 
Strategy, the URA has also submitted a detailed SIA (Stage II) report to the TPB on 22 
June, 2007. On 5 October, 2007, the draft Main Site Development Scheme Plan 
(S/K14S/URA1/1) and the draft Yuet Wah Street Site Plan (S/K14S/URA2/1) were 
exhibited under section 5 of the TPO, for a period of 2 months. 
 
After 2-month public exhibition, the draft plans should be approved by the Chief 
Executive-in-Council within 9 months. By completing all institutional and legal 
procedures, the URA will start redeveloping the KTTC by site assembly. As to 
comply with all the procedures above, site assembly can be performed as early as in 
September, 2008. That means, after waiting for a long period, the residents now in the 
KTTC area still have to wait patiently for few months more. 
 
5.5.3 Redevelopment proposal 
 
According to the URA statistics, the project covers 5.3 hectares with 24 buildings on 
site and there are currently 1640 property interests, 1860 households and 4500 people 
altogether (URA, 2007a). Having a largest project size and largest amount of 
households, the URA has carefully planned the project with a long consultation period 
to gather public views. As described by the URA, the KTTC project will adopt a 
bottom-up approach that putting the needs of the community in the first priority.  
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 No. of blocks No. of floors *Floor Area(m2) 
Commercial 1 70 210,000 
Residential 5 50 160,000 
G/IC 1  32,000 
Open Space   8,700 
* Total floor area = 400,000 
Table 5.2: The total GFA for the proposed development in the KTTC. 
Source: URA, 2007 
 
The figures in the table are rough estimation of the project development potential. As 
emphasized by Miss Choi, the Assistant Manager and Miss Tsui, the Senior Officer of 
Community Development and in the URA – Kwun Tong, the details of the design of 
the new buildings can be modified subjected to public’s opinion. The URA will 
continue to carry out consultations and meetings with local residents. In short, ten 
design features of the redevelopment project was identified by Miss Choi and Miss 
Tsui, 
 
1. As to solve the noise pollution problem in the KTTC, the public transport 
interchange (PTI) will be located underground. Also, the commercial complex 
will be placed at a location facing the Kwun Tong Road which serves as a noise 
barrier to the railway. 
2. Constructed with 50 storeys residential buildings, environmental impact 
assessment was carried out and studies have proved that air will be ventilated 
through breezeways. 
3. The views of the surrounded buildings will not be blocked by new residential 
towers in the KTTC after taking orientation into consideration. 
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4. With careful placing of residential towers, natural lighting will not be a problem 
as sun light can be directed into the KTTC. 
5. The KTTC will supply 23,200m2 of open space: 8,700m2 public open space at 
the ground; 14,500m2 open space at platform area. 
6. The KTTC will have 30% of land reserved as green area. 
7. Through redevelopment, 25 trees will be kept, 75 trees will be relocated and 500 
trees will be planted additionally. 
8. According to local opinions, 3 old trees in the Yue Man Square will be kept in 
the same area. In addition, a waterfall design will be added into the Yue Man 
Square as to make the whole KTTC more energetic. 
 
9. Multi-commercial activities can 
be carried out in the 
redeveloped KTTC, 15,000m2 
reserved for stores along the 
streets inside the KTTC; 
1,200m2 for bazaar; and 
111,700m2 for shops in 
commercial complex (see photo 
5.14a). As street shops will be 
retained as far as possible, the 
new design will generate greater harmony between residents and the 
environment. 
 
Photo 5.14a Cross-section of the composition of street deign. 
Commercial 
Stores 
Bazaar 
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10. The needs of the disabled people will be catered as the design for the KTTC will 
include barrier-free facilities, such as ramp for wheelchairs. The following photo 
is showing the site model of future KTTC. 
The plot ratio for the project will be 7.5, so that the Gross Floor Area (GFA) after 
redevelopment will be approximately 400,000m2. Compare with the GFA of the 
KTTC now (150,000m2), there will be 1.7 times increase in total GFA after 
redevelopment (Leung et al., 2006). From the design feature shown in fig. 5.14b, 
there are five aims the URA wants to achieve in designing the redeveloped KTTC. 
The URA hopes to provide comprehensive public facilities and a commercial hub 
with landmark building in the KTTC. Also, the URA wants to provide a quality 
residential space and enlarged open space for residents. Lastly, the URA aims at 
providing community facilities for culture and recreations. 
 
5.5.4 Targets 
 
As the KTTC project is of large scale and complexity, the URA emphasizes that it will 
work closely with the local community to ensure that the views of all important 
A 
B 
C 
D 
E 
A. Residential Towers 
B. G/IC facilities 
C. Commercial Tower 
D. Commercial 
Complex 
E. Waterfall design 
F. Public transport 
atrium 
Photo 5.14b Model for design in redeveloped KTTC. 
Source: URA, 2007d 
F 
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stakeholders are fully taken into consideration in the project planning process (URA, 
2008). As described ay Professor Lung, the Chairperson of the Kwun Tong District 
Advisory Committee (KTDAC), the URA has adopted a bottom-up and pro-active 
approach concerning the community in a participative planning and design process 
(URA, 2007d). Through public consultations carried out in the past 2 years, there 
were 12 major features have been incorporated into the deign plan submitted to the 
TBP, so as to reflect the aspirations of the community, 
 
1. diversified build-form and architecture for community, commercial and 
residential purposes, ranging from modernistic and landmark features to 
traditional kaifong-style street and bazaar; 
2. a reasonable plot ratio for the 600,000 population of Kwun Tong; 
3. appropriate building height to free up more public open space on the ground; 
4. landmarks in the form of an oval-shaped multi-purpose civic centre, an iconic 
commercial tower and a cone-shaped glass atrium for the public transport 
interchange; 
5. a terraced -garden design with abundant water features; 
6. green coverage of almost 30 percent of the site area; 
7. enlarging the Yue Man Square Rest Garden by four times and preservation of the 
old trees; 
8. an all-weather  integrated public transport interchange that enables the entire site 
to become car-free in the open areas; 
9. widen the roads and pedestrian paths by using a building set-back design and 
offer better views for buildings surrounding the site; 
10. placing the commercial complex along Kwun Tong road as noise barrier for 
residential blocks in the north;  
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11. priority given to the re-provisioning of government buildings; and 
12. a sophisticated network of footbridges and tunnels to enhance connectivity 
between the site and the surrounding (URA, 2007d). 
 
As the KTTC is a hub of East Kowloon, together with a large site area, the KTTCRP 
is not only affecting 4,600 local residents and 300 shops, but also the 60,000 Kwun 
Tong residents as a whole. So, the URA has to pay particular attention to the views of 
the community. As described by Miss Choi and Miss Tsui, the URA has tried its best 
to accommodate all the opinions and cater all the needs of the local residents. In a 
word, the design shown in fig. 5.14b is trying to fulfill the community aspirations 
listed above. 
 
5.6 Heading towards Sustainable Development 
 
According to the United Nations, sustainable 
development is a ‘development that meets the needs 
of the present without compromising the ability of 
future generations to meet their own needs’ (WCED, 
1987). In Chapter 3, the objectives of sustainability 
was discussed, from Porter’s words, sustainable 
development meshes the need for preserving, 
enhancing and interrelating economic prosperity, 
the integrity of natural ecosystems, and social equity (Porter, 2000, p. 5). In other 
words, sustainable development encompasses three aspects, namely, social, economic 
and the environment. In Hong Kong, when talking about sustainability, the 
Government also looks into these three aspects, as clearly shown in the CSD logo (see 
Fig. 5.1 CSD logo clearly identifies the 
emphasis of sustainable development. 
Source: Sustainable Development Unit, 2008 
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fig. 5.1). From the direction of arrows, the society, the environment and the economy 
is inter-related and affecting each other, while sustainable development is a concept 
includes these three aspects. 
 
As discussed in Chapter 3, urban renewal is a practical way in achieving sustainability 
objectives. So, urban renewal should contribute to sustainable development in social, 
economic and environmental aspects. In this chapter, previously, the background of 
KTTCRP was analyzed, the proposal was discussed and the targets the URA wants to 
achieve was listed out. It is now the time to evaluate the effectiveness of urban 
renewal in contributing to sustainable development. The evaluation will be carried out 
by looking at the works the URA has done so far in the KTTCRP, socially, 
environmentally and economically, in respond to local needs in these three aspects. 
 
5.6.1 Social Sustainability 
 
Housing is not just a shelter as it embodies many cultural and socio-economic 
characteristics unique to a place (Yeh & Ng, 2000). This belief is particular common 
in the minds of the people who are living in the designated redevelopment zone, as 
they have to relocate to somewhere else. As a result, in carrying out urban renewal 
projects, the URA has to look at social impact carefully as it directly affects the 
degree of social sustainability in the future. 
 
In tackling social impact of the KTTCRP, the URA has put much effort to invite 
community involvement. There are two major areas that the URA particularly 
contributed to, namely, institutional arrangements and consultations towards residents. 
In the following, discussion will be based on these two areas. After that, social 
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expectations will be discussed which is to evaluate whether the URA is effectively 
tackling social impact towards residents in the KTTCRP.  
 
Institutional arrangements – Kwun Tong District Advisory Committee (KTDAC) 
 
As a way to collect public views and suggestions on urban renewal, the URA set up 
the Kwun Tong District Advisory Committee (KTDAC) on 1 November, 2005. 
Through the KTDAC, the URA attempted to have more communication with the 
community. In previous redevelopment projects, four District Advisory Committee 
(DAC) were set up by the URA since 2002, in Central and Western, Sham Shui Po, 
Wan Chai and Yau Tim Mong districts (URA, 2005e). According to the Mr. Cheng, 
the Chairman of the URA, DAC have proved by the previous experiences to be a 
‘very important and effective bridge of communication’ between the URA and the 
local community (ibid, 2005e). 
 
The members of the KTDAC have large variety of backgrounds, involving Legislative 
Councilors, district leaders, property owners, social workers, professionals, academic, 
banker and businessmen, etc. By collecting public views and suggestions on urban 
renewal, public aspirations will be included into the planning and implementation 
process of the KTTC. 
 
Practically, the KTDAC has organized community workshops and conduct various 
researches and studies to collect views from the wider community. In particular, the 
KTTC Workshop held on 14 January, 2006 was one of the five consultations carried 
out by the URA, which is to gather more public opinions towards the design of 
KTTCRP. 
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Institutional Arrangement – Christian Family Service Centre (CFSC) 
 
The Christian Family Service Centre (CFSC) was appointed by the URA as ‘urban 
renewal social service team’ on 14 January, 2007. The setting up of social service 
team was required in the Urban Renewal Strategy (PLB, 2001). Originally, the URA 
has invited submissions invited from twenty-five non-government organizations to be 
the social service team for KTTCRP. After careful consideration, the Community 
Affairs and Public Relations Committee of the URA Board appointed the CFSC, 
which has been serving Kwun Tong residents for 50 years. 
 
The CFSC is now consists of six social workers and is providing services for affected 
residents and business operators in the KTTC. The CFSC will conduct family visit to 
affected residents, especially for ethnic minority groups and new arrivals from the 
mainland. Their work mainly is to have direct contact with residents so as to provide 
tailor-made measures to serve needs of the community. 
 
Consultations 
 
Up till now, there are altogether five consultations carried out by the URA in 
implementing the KTTCRP. From the very first two surveys in 2005 to the 2-month 
statutory consultation period by the TPB during 5 October, 2007 to 5 December, 2007, 
the KTTCRP has undergone two years of consultation. The following table is showing 
the brief information of five consultations, 
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First Stage 1. (January, 2005) The Centre of Urban Planning and Environmental 
Management from the University of Hong Kong was commissioned by 
the Kwun Tong District Council to conduct survey concerning the 
willingness to carry out KTTCRP. Among all the interviewees, 86% of 
residents wanted to carry out KTTCRP. 
2. (December, 2005) The URA commissioned the research team led by 
Professor Law Chi-kwong from the University of Hong Kong to conduct 
a Community Aspiration Survey in the wider Kwun Tong area. About 
1300 people from different sectors such as District Council members, 
ethnic group, art and cultural bodies were invited to discuss the KTTCRP 
in details. 
Second Stage (1 November, 2005) Setting up of KTDAC 
Third Stage (14 January, 2006) The KTDAC carried out design workshop with over 100 
participants from the Kwun Tong community to articulate their aspirations 
and innovations by using 3-D urban design computer software. Results were 
given to architectural consultant firms to produce development concept for 
further consultations with Kwun Tong Committee and other stakeholders. 
Forth Stage (8 August, 2006 – 10 October, 2006) Consultation began with roadshow of 
consultants’ designs and models. The roadshow has been placed in three 
different areas in Kwun Tong and adjacent districts. Opinions were put into 
the draft plans submitted to the TPB before the end of March. 
Fifth Stage (5 October, 2007 – 5 December, 2007) It was statutorily required for the TPB 
to have 2-month consultation concerning the draft plans submitted by the 
URA. 
 Table 5.3: Five stages of consultation held by the URA for the KTTCRP 
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Apart from the five consultations, the Kwun Tong District Council and the KTDAC 
made a publication together concerning the KTTCRP, which is called the ‘Kwun Tong 
Bulletin’. The first issue was published on 19 April, 2006. As mentioned by the URA, 
the Kwun Tong Bulletin was part of the KTTC consultation, symbolized an important 
way of communication between the URA and the community. Newspaper clippings, 
residents’ comments, professional comments, etc. were included in the Kwun Tong 
Bulletin. The latest issue of the Kwun Tong Bulletin was on 18 October, 2007, which 
was the fifth issue. 
 
Summary 
 
Concerning the community, the URA has put in much effort in establishing ways of 
communications through consultations, workshops, roadshow and publication. For 
institutional arrangements, the KTDAC was established and the CFSC was appointed 
as urban renewal social service team. From those efforts, the URA is showing a 
sincere attitude in inviting community participation. 
 
Towards Social Sustainability or not? 
 
The works done by the URA were in a wide coverage that pin-pointing at the 
importance of community participation, yet, there are actually some areas that the 
URA did not take into account that generate discontent from local residents living in 
the affected area. As a result, the effectiveness of urban renewal in contributing to 
sustainable development is doubtful. 
 
 
 86 
i. Design of new KTTC – Kai Fong Lane 
 
According to the URA, it has carried out extensive consultation with the community 
that the major design features of the new KTTC endorsed the opinions from the public, 
including some community-friendly features such as street and bazaar in traditional 
"kaifong-style" (URA, 2007d). According to a survey (September, 2006) conducted 
by Miss Chan Yuen-han, Legislative 
Councilor, among 119 business operators in 
KTTC, 70% of them wanted to continue their 
business in the same district (Chan, 2007). 
As seen from pictures provided by the URA, 
one of the streets will be called ‘Kai Fong 
Lane’, which means ‘neighbourhood’ (see fig. 
5.2), aiming at preserving traditional street 
culture in Kwun Tong. 
 
Unfortunately, this design is merely a copy of the original bazaars in Mut Wah Street, 
Hip Wo street and Yan Oi Court, rather than preserving original Kwun Tong 
‘street-culture’. Now, the products selling in the bazaars and markets are in low 
quality and affordable prices. Those goods are, for example, $30-dollar t-shirts, cheap 
towels and toys. As the future ‘Kai Fong Lane’ will be part of the commercial 
complex, the rental price for shops in ‘Kai Fong Lane’ will be inevitably higher than 
what the bazaars have nowadays. Without any information about subsidizing business 
operators in the bazaar, it is questionable whether the stores in bazaars can get back 
into the resembled ‘Kai-Fong Lane’. 
 
Fig. 5.2 Artist impression of ‘Kai Fong Lane’ which 
preserved the traditional Kai Fong Style shops. 
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Therefore, in the future, shops operated in the ‘Kai Fong Lane’ may be those who can 
afford high rental price. Those shops are probably some chain stores originally located 
in the KTTC. In such a way, as traditional stores are superseded, the livelihood of 
business operators in KTTC will be affected. Also, the traditional shopping culture in 
KTTC is difficult to continue. The function of ‘Kai Fong Lane’ in preserving local 
culture remains questionable. 
 
In addition, the size of future commercial complex is 111,700m2, while the size of 
new bazaar (Kai Fong Lane) will be 1,200m2. The ratio of the size of the former one 
and the latter one is approximately 100:1. As shops in commercial complex are 
occupying a large land proportion, the consumption pattern in the KTTC will be much 
different, which is from low price and low quality, to high price and high quality 
consumption in the future. In a word, the small proportion of Kai Fong Lane, together 
with the uncertain possibility of re-set up stores in Kai Fong Lane, the preservation of 
traditional culture remains in doubt. 
 
ii. Re-housing of residents 
 
Social network is built through long term development in an area that it can help 
social operation and social stability. As such, social network is an invaluable resource 
for any old urban area, which is a foundation for social sustainability (Chan, 2007). 
As written in the Urban Renewal Strategy, the URA should fully assess the impact of 
a proposed project and the social and re-housing needs of the residents affected (PLB, 
2001). According to the SIA (II) Report, over 46% of local residents have been living 
in the KTTC for more than 11 years. Among those people, 32% of them have been 
residing in the KTTC for over 20 years. Also, in the report, 28% of KTTC residents 
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expressed their view that social network will likely be affected by renewal project 
(URA, 2007). As a support of social stability, the URA should pay more attention on 
retaining the social network of the KTTC area. 
 
Nevertheless, in the process of examining the proposed renewal plans, the TBP will 
only look at some technical grounds, like traffic impact, environmental impact, etc. 
The TPB will not examine the social impact to local residents as a result of urban 
renewal. Worse still, after the 2 years of consultation, the URA still produce no actual 
plan on re-housing5 matter for KTTC affected residents. The discussions between the 
URA and affected residents were mainly focus on the amount of compensations 
granted6. According to the study carried out by Kwun Tong Vision7, in the Kwun Tong 
area, most of the buildings were built for 30 to 40 years. There is only limited supply 
of younger housings aged 10 to 20 years so that the affected residents are unlikely to 
purchase property aged 7 years in the same district. Also, the supply of housings in 
the KTTC will decrease with the commencement of site the KTTCRP, relatively, the 
demand for housing will increase in the same area. Residents may find it difficult to 
get a place in the near area of KTTC. They may have to reside in some places far 
away from Kwun Tong. In reality, the URA has no guarantee to affected residents to 
                                               
5
 According to the URA, affected tenants who meet the eligibility criteria for public rental housing of 
the Hong Kong Housing Authority and Hong Kong Housing Society may opt for re-housing in lieu of 
cash compensation. Compassionate re-housing will be considered for those tenants who do not meet 
the normal eligibility criteria but face genuine hardship. However, there is still no decision on the place 
of re-housing for affected residents in the KTTC area. 
6
 The URA will offer an owner-occupier of domestic property the market value of his property plus an 
ex-gratia allowance, namely Home Purchase Allowance (HPA), for purchase of the property. The 
assessment of HPA is based on the value of a notional flat, which is defined as a seven-year-old flat in a 
comparable quality building, situated in a similar locality in terms of characteristics and accessibility, 
and located at the middle floor with average orientation. The HPA is the difference between the value 
of the notional replacement flat and the market value of the property being acquired. 
7
 This is a group of people led by Legislative Councilor, Mr. Alan Leong, who invite Kwon Tong 
people in participating the planning of future KTTC, by organizing activities for the community. The 
members of Kwun Tong Vision include, Hong Kong Institute of Vocational Education (IVE) – Kwun 
Tong, The Conservancy Association Centre for Heritage, The Centre of Architectural Research for 
Education, Elderly, Environment and Excellence Ltd. (CARE), etc. 
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re-house in the same district. The assessment of HPA is only a reference for 
calculating the amount of compensation (Leung, 2006). The KTTC social network 
may be damaged by redevelopment as affected residents are likely to re-house in 
different places. 
 
iii. After redevelopment scenario 
 
The KTTCRP will bring about five new residential towers. However, this future 
supply of residential flats does not guarantee residents originally reside in the KTTC, 
has the chance to move back to the KTTC. According to the Kwun Tong Vision report 
in 2006, the price of the new flats in those residential towers may be approximately 
ranging from $7,500 to $8,000. This is not a price that majority of the Kwun Tong 
residents can afford. According to the 2006 Population By-census conducted by the 
Census and Statistics Department, there are 587,423 people living in Kwun Tong. 
Among all, there are 94,195 people aged 65 or above. In Hong Kong, there is 852,796 
people aged 65 or above, so,11% of them are actually living in Kwun Tong (see 
Annex 5). Also, the median monthly domestic household income in Kwun Tong is 
ranging from $13,500 to $14,999, which is one of the places earning lowest median 
monthly domestic household income in Kowloon (see Annex 6). Kwun Tong is, as a 
result, a district comprises of low income group and aging population. It is therefore 
unlikely that people in Kwun Tong can afford to buy the new residential flats in the 
KTTC, so that the social network in the KTTC will be lost forever. 
 
So, at first step makes the URA has not yet a plan on re-housing in same district for 
affected residents, and after that, the redeveloped residential flats are not targeting at 
the original KTTC residents. The social network built up for many years in the KTTC, 
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in such a way, may be finally disintegrated as a result of redevelopment. 
 
Summary 
 
In enhancing community participation, the URA has put in much effort in conducting 
consultations, setting up the KTDAC and the CFSC. In the third stage of consultation, 
i.e. organizing a workshop, the community was directly participating in the design of 
future KTTC. Nevertheless, the URA has to deal with the social impact towards the 
affected residents more carefully. Rather than some technical issues such as the design 
of KTTC, the residents actually regard some other things rather important. Their 
concerns may be something sounds conceptual, like traditional culture, social bonding, 
social network, etc. In order to minimize social impact in the process of urban renewal, 
the URA has to take the concerns of community into account. As such, if the works of 
URA do not put more focuses on social impact, or simply ignore the importance of 
social network and traditional culture, urban renewal will not be effectively 
contributing to sustainability. 
 
Recommendations 
 
Concerning the social network, some measures can be adopted to prevent damaging it. 
According to Mr. Ivan Ho, Deputy Chairman of Planning & Lands Committee of 
Hong Kong Institute of Architects on Kwun Tong Town Centre Redevelopment, there 
were examples that residents in the redevelopment area can be re-housed in the same 
district (HKIA, 2006). In late 1990s, the Hong Kong Housing Authority (HKHA) has 
carried out some redevelopment projects for public estates built in the 1960s, for 
example the Upper Wong Tai Sin Estate. The HKHA has built a residential tower near 
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the designated redevelopment site, re-house the affected residents and then let the 
residents moved back into the Upper Wong Tai Sin Estate when the project was 
completed. According to Mr. Alan Leong, a Legislative Councilor who leads the 
Kwun Tong Vision, the URA can re-house the affected residents by building some 
towers in Kai Tak near Kwun Tong. As residents are living in one place just like what 
they used to be in the KTTC, the effect on social network will be diminished. In such 
a way, urban renewal is not only contributing to the hardware of the society, but also 
to social sustainability. 
 
5.6.2 Environmental Sustainability 
 
As identified previously, the problem of building dilapidation in KTTC was 
recognized by local residents as well as the government that redevelopment in KTTC 
‘is as timely as it is essential’ (Tsang, 2006; URA, 2007b). In addition, green space 
and open area are also matter of concern for the residents. In general, KTTC is 
suffering from environmental degradation. Urban renewal should comprehensively 
re-shape the environment so as to bring about environmental sustainability. Also, the 
design of buildings should, to certain extent, contribute to environmental 
sustainability. 
 
In designing the new KTTC, the URA has gathered so much information from 
professionals such as architects, as well as local residents. There are some distinctive 
features of the new KTTC showing that the URA is trying to make the KTTC a better 
place to live in. In the following, special designed features in the new KTTC will be 
identified. After that, discussions will be focus on their effects on the environment, 
which is to evaluate the contribution of urban renewal towards environmental 
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sustainability. 
 
Design feature – Tall Buildings 
 
In respond to public opinion, the actual 
development is not using the entire 
permitted plot ratio, i.e. 7.98. Rather, the 
development will use a plot ratio of 7.5 in 
the KTTCRP. Through consultations in 
the past 2 years, finally, the development 
scheme was adopted that there will be 
five residential towers with 40-50 floors 
and one commercial tower with about 70 
floors (see. photo 5.15). This new design has generated much debate on whether it 
will generate screen effect8 or not. As seen from photo 5.15, the model demonstrates 
that all the new towers are much higher than the buildings nearby. For the commercial 
tower, it is the tallest building in Kwun Tong, which is even higher than the landmark 
in Kwun Tong, the APM (by yellow circle). 
 
In respond to concerns about screen effect, the URA has carried out environmental 
impact assessment and was published in the Kwun Tong Bulletin. The URA 
emphasized that the new design will not cause screen effect. Rather, the location of 
tall buildings will help to solve the problem of air pollution in the KTTC. In Kwun 
Tong Bulletin Issue No.5, there was an interview with a professional body that 
                                               
8
 Screen effect is commonly found in Hong Kong that newly built tall buildings are blocking the 
natural air ventilation and natural lighting, which makes the inland area suffocating and worsening the 
problem of air pollution. 
Photo 5.15 The models placed in Kwun Tong URA 
Office, showing the proposed design of the KTTC. 
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reinforced the idea that tall buildings will not cause screen effect. The interviewee 
was Professor Kenny Kwok, who is from the Department of Civil Engineering, the 
University of Science and Technology and also the Wind/wave tunnel director. He 
admitted that the air ventilation in area around Yue Man Square will have significant 
improvement after redevelopment (URA, 2007c). In general, the URA has made use 
of professional opinion and actual assessment to support the idea of having tall 
buildings. 
 
Design feature – Underground Public Transport Interchange (PTI) 
 
Traffic congestion and air pollution from traffic is a problem yet to be solved in the 
KTTC nowadays. In the new design, there will be a Public Transport Interchange (PTI) 
placed underground. This design is to achieve two objectives, one is separation 
between vehicles and pedestrians so as to improve road safety, and the other one is to 
decrease air pollution from traffic. The new PTI will consist of two levels and it will 
accommodate the existing bus and mini bus stops (see fig. 5.3). 
Fig. 5.3 Cross-section of proposed PTI. 
Source: URA, 2007c 
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In addition, the PTI will link to Kwun Tong MTR station. In order to save energy and 
increase air ventilation, the two openings of the PTI will be widened and at some 
designated locations, air vents will be installed (URA, 2007c). 
 
Design feature – Extensive Green Area 
 
The size of green area and open space is inadequate and below standard in the KTTC 
currently. The new design will in corporate extensive green area for the public, to be 
specific, there will be more than 14,000m2 in the new KTTC reserved as green area. 
In the future, the green area will occupy 30% of land in the KTTC. To make the 
KTTC an ‘urban green’, the most distinctive feature will be the enlargement of the 
existing Yue Man Square. In the proposed development, new buildings are designed 
taller and set-back from streets so as to spare more space for planting of trees and 
re-decoration of pedestrian walkways. Also, three old trees will be preserved 
according to residents’ demand. As a whole, there will be 8,700m2 of area reserved 
for public open space, which will be four times the original Yue Man Square 
nowadays. Additionally, there will be a new waterfall decoration placed in the Yue 
Man Square so as to make the KTTC more energetic (see fig. 5.4). 
 
The design was commented by Professor C.Y. Jim, Chair Professor of Department of 
Geography, the University of Hong Kong in the Kwun Tong Bulletin. According to 
Professor Jim, the redeveloped Yue Man Square is planted with trees extensively, 
together with grass covered on platform, roof-top of the commercial complex, the 
green area will help to cool down the whole in the new KTTC during hot summer. 
With the waterfall placed in the Yue Man Square, the green coverage in the KTTC 
will helps to decrease the temperature of ground surface for 20℃ during hot summer 
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(URA, 2007c). 
 
Furthermore, the new green area design is very much different from traditional park, 
which is like a pocket with only one opening. Public can gain access to the new Yue 
Man Square from different openings, which will bring people a comfortable feeling in 
the future. As a conclusion, Professor Jim commented that the landscape and 
gardening design in the new KTTC will bring about quality open space that other 
urban areas can follow (ibid, 2007c). 
 
 
 
 
Fig. 5.4 The future Yue Man Square under artist’s impression. 
Source: URA, 2007 
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Summary 
 
The design for the redeveloped KTTC has taken environmental issues into account. 
Originally there were some debates on whether the tall buildings will generate screen 
effect that worsen the problem of air pollution, the URA has convinced the public by 
environmental impact assessment and interviews with professional bodies. Apart from 
tall buildings, an underground PTI is designed to solve the problem of air pollution. 
Among all, the most distinctive feature will be the extensive green area in the future. 
In the new design, there will be 30% of land reserved for green area and open space, 
which is unprecedented in the KTTC. In short, the green features included in the new 
KTTC are improving the environment now and comprehensively re-shape the natural 
environment. This is paving a way for sustaining the environment in the future. 
 
Towards Environmental Sustainability or not? 
 
The design of green features in the KTTC will re-shape the natural environment 
which contributes to environmental sustainability in return. However, there are still 
some environmental problems in the KTTC left unattended. Also, there are some 
likely environmental problems which are brought about by new design of the KTTC. 
 
i. Tall buildings construction 
 
There will be five 40-50 storeys residential towers and one commercial tower with 
about 70 storeys. As there will be substantial increase of people living in and working 
in the KTTC, the flow of traffic in the future KTTC will be even busier than what it is 
today. Also, there will be additional supply of car-parking areas provided to the 
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residents of residential and users of commercial towers which will direct more traffic 
into the KTTC. In such a way, although there will be re-planning of road network and 
innovative design of PTI, the additional increase of people living and working in the 
KTTC will inevitably put pressure on the road network. In such a way, the decrease in 
pollution problem resulted by new design is questionable. 
 
Also, the construction of tall buildings is likely to have certain adverse effect to 
people reside in the surroundings. Those buildings near the redevelopment site are, on 
average, 10-20 storeys high. No matter what orientations will be, as the new buildings 
are very high, the view and amount of sunlight directed to those surrounded buildings 
will be affected. 
 
ii. PTI – Ventilation & Re-direction of traffic 
 
As to solve the problem of air pollution and traffic congestion, the PTI underground is 
designed. As seen from fig. 5.18, there will be wide openings for natural air come in 
and out of the PTI and together with air vent installation, the PTI will help to solve the 
air problem and traffic will be less congested. As discussed, in the future, there will be 
additional amount of people working and living in the KTTC, however, there is no 
study proving the workability of the PTI. In addition to natural air ventilation, there 
will be mechanical ventilation installed in the future PTI. Inevitably, there will be 
noise generated from the machines no matter how perfect is the design. In such a way, 
the residents living near the ventilation machines will suffer from noise pollution 
brought about by new design. So, in order to make the environment sustainable, the 
environmental effect caused by new design will be a matter of concern. 
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Furthermore, until today, there is no detailed planning for redirection of traffic during 
the 12 years of redevelopment. As a East Kowloon transportation hub, if traffics are 
redirected to roads nearby, a heavy burden and pressure will be added onto those road 
networks, like the Kwun Tong Road and the Hong Ning Road. As a result, traffic 
congestion in those road networks will be resulted during redevelopment and shifting 
the air pollution problem outside the KTTC. 
 
iii. General problems yet to be solved 
 
In respect to the size of KTTC, according to the URA, the project will be divided into 
different phases. In such a way, the URA bears a duty of care to minimize the adverse 
effects from redevelopment sites to the surrounded buildings. Particularly, the URA 
has to provide some measures in reducing noise and air pollution generated from 
building demolition. However, according to Miss Choi, the Assistant Manager for 
Community Development of the URA, the URA has not yet decided the phasing of 
redevelopment site, not to say the measures in reducing pollution during 
redevelopment and construction work. In order to make the environment sustainable, 
the URA has to look into this matter seriously. 
 
Recommendations 
 
The new design features are supported by environmental impact assessment and 
professional comments. As such, the features are likely to bring about environmental 
improvement and sustainability. However, the measures are necessary but not 
sufficient. There are some problems which are likely to accompany with those new 
design features. As to make the environment sustainable, the URA should also carry 
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out more studies on some areas, especially, the workability and ways to minimize the 
adverse impact brought about by new design features. 
 
5.6.3 Economic Sustainability 
 
As a hub of a district or a city, urban areas always have concentration of buildings and 
road networks. With dilapidated buildings, the demand for housings in old urban areas 
is not high which drives down the property value in those areas. Also, the old 
buildings were built many years ago so that its size and height is not utilizing the 
development potential of a city hub. So, in renewing urban areas, redevelopment has 
to help revealing the economic potential of the KTTC. For residents, urban renewal 
should also bring about job opportunities during and after the redevelopment as to 
sustain the economic development locally. In addition, the URA has to calculate the 
long term cost and risk of the KTTC in the process of making decision. The accuracy 
of economic predictions may affect the effectiveness of the KTTC in contributing to 
economic sustainability. 
 
Development facts 
 
The site area of the KTTC is 5.3 hectares. The plot ratio for the site area is 7.98, but 
now the plot ratio of 7.5 is adopted. The total GFA built will be around 400,000m2 in 
the new KTTC, comprising 210,000m2 for commercial uses, 160,000m2 for 
residential uses and 32,000 for G/IC uses. In addition, in the new KTTC, there will be 
140,000m2 area for greenery purposes and from that, 8,700m2 is reserved for public 
open space. 
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Risk hedging 
 
The decrease in plot ratio is an example of risk hedging measure used by the URA in 
the KTTCRP. According to Mr. Billy Lam, the Managing Director of the URA, a plot 
ratio of 7.5 in the KTTCRP is the maximum level of market risk the URA can take 
(Lam, 2007). The URA did not give a clear explanation on why plot ratio 7.98 is risky. 
Nevertheless, Dr. Chan, from the Institute of Enterprise (China Business Centre), the 
Polytechnic University, has commented on the reduction of plot ratio in a newspaper. 
According to Chan, the reduction of plot ratio will reduce the total GFA built, as a 
result, the construction cost will also decrease. In such a way, the price per square feet 
for the future premises will be controlled at a reasonable level that may attract more 
buyers. So, by reducing the plot ratio and total GFA, the construction cost will be 
lower, but as the demand for the new flats may be greater, so that risk will be lower 
(Chan, 2007). 
 
Benefits of the project – to KTTC & Hong Kong 
 
For the KTTC area, urban renewal projects bring about job opportunities that 
minimize the economic impact to residents and those who work there, in return, 
sustain economic development. During the redevelopment project, about 3,308 job 
opportunities in fields like construction, surveying, finance, etc. will be created, which 
will drive down the unemployment rate by 0.09%. Upon the completion of the project, 
with the additional provision of floor area in shopping mall, street shops, hotel and 
office complex, there will be 17,314 new job vacancies in the KTTC. This is almost 
five times the number of jobs now available in the redevelopment area as said by Mr. 
Billy Lam, the Managing Director of the URA (URA, 2007d). The increase in job 
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opportunities during and after the redevelopment helps to sustain the local economy in 
the KTTC. 
 
For benefits the KTTCRP brings to Hong Kong, there are two main areas, namely, 
increase in Gross Domestic Product (GDP) and decrease in unemployment rate. The 
URA claimed that from their study9, the KTTCRP will bring about 0.11% growth of 
gross domestic production (GDP) each year on average, throughout the 12-year 
redevelopment period. As a whole, the GDP will increase 1.32% upon the completion 
of project.  As described by Mr. Lam, the above contribution to economy is ‘a rather 
significant contribution from one single project’ (ibid, 2007d). 
 
Summary 
 
The URA has given a general picture on what benefits the KTTC will bring about to 
local residents. Those are both long-term rather and short-term benefits. For example, 
the increase in job opportunities during and after the redevelopment is helping to 
sustain the local economy and the Hong Kong economy as a whole. In such a way, the 
KTTC will undoubtedly bring about economic sustainability. Unfortunately, future is 
not fully predictable, so that in some scenarios, the KTTC will not always bring 
economic benefits to local and Hong Kong economy. There are actually some areas 
that the URA did not study or mention, so that the conclusion drawn by the URA may 
be too early. 
 
 
                                               
9
 The URA has commissioned the University of Hong Kong to carry out a study, in estimating the 
future economic benefits in the KTTC. 
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Towards economic sustainability or not? 
 
From information given by the URA, it seems that the KTTC is likely to generate 
economic benefits, not only for today but also to the future. There will be increase in 
job opportunities and decrease in unemployment rate, at the same time, GDP will 
increase every year for 0.11% during redevelopment. However, some matters have 
been overlooked by the URA that in return, the actual benefit that generated by the 
KTTCRP may not be as large as the URA predicted. In such a way, the effectiveness 
of sustaining the economy by redevelopment is doubtful. 
 
i. Benefits from employment 
 
From the URA study, during the redevelopment, there will be increase in job 
opportunities in the KTTC and decrease in unemployment rate in Hong Kong. 
However, the categories of job opportunity increased are construction, surveying, 
finance, etc. As refer to Annex 7, it shows that the majority of people living in Kwun 
Tong are from the retail sector (28%), if not, they are from the community services 
(26%). Only 7% of people living in Kwun Tong are working in the construction field, 
with only 16% of people are in the finance and business sector. As a result, the 
increase in job opportunities during the redevelopment will not bring much benefit to 
the majority of Kwun Tong people who work as retailers. 
 
ii. Unmentioned Unemployment Scenario 
 
The URA has emphasized the economic benefits that the KTTC will bring about. 
However, the URA did not mention or make any estimation to the number of people 
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who may lose their job during the redevelopment. Some workers, particularly in 
working in the chained shops, they may be rotated to some other places during the 
redevelopment project and continue working. However, some employees may not be 
re-employed as if some business operators may decide to terminate business during 
the redevelopment project. A group of people will then become unemployed. In 
estimating the economic effects of KTTCRP, the URA did not reveal any study about 
the unemployment scenario. More importantly, the some of the unemployed people 
may apply for social security schemes such as the Comprehensive Social Security 
Assistance (CSSA) Scheme, so as to sustain their living. In such a way, an increase in 
government burden on social security due to unemployment will be inevitable. In a 
word, the effects that the KTTCRP bring about may not be as good as the URA 
estimated. 
 
iii. Risk hedging 
 
It is emphasized by the URA that the KTTCRP is a huge redevelopment project which 
is about $30billion. In hedging the risk, the URA has intentionally lower down the 
plot ratio in the future development. However, the URA revealed no information 
about the assumptions in calculating the financial feasibility of the project. It is not 
certain whether the URA has taken some factors into concern, for instance, the change 
in future demand and supply for residential and commercial premises in Kwun Tong, 
and the effect of property price fluctuation in Hong Kong. These two factors are 
directly related to the amount of economic benefits generated in the future. 
 
Nowadays, industrial sector is shrinking in Hong Kong as factories were moved to 
Mainland China. Some property owners will carry out renovation to industrial 
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buildings and transform them into commercial uses, for example the APM near the 
KTTC (see photo 5.16). If the supply of commercial premises, like the APM, largely 
increases in 12 years time, what will be the effect on the demand for commercial 
premises in the KTTC? What will be the degree and effects of competitions generated 
from those nearby premises? Also, what is the 
possibility and effects of property price falling and 
stock accumulation to the future KTTC? The URA 
should be more forward looking before talking 
about how much economic benefit the KTTCRP 
can bring to the society. 
 
 
 
iv. Cost estimation 
 
For a large project like the KTTCRP, apart from the residential towers and 
commercial complex, some other designs will be included, such as greenery and 
landscape features, waterfall design, the underground PTI, etc. Regular maintenance 
work should be done towards those features. Nevertheless, there is no future operating 
cost estimation revealed by the URA. The studies and assessment carried out by the 
URA for those features are only focusing on the benefits that can bring into the 
society. If the long-term operating cost and maintenance cost is higher than the 
benefits the new KTTC generated, the KTTC project may not be a cost effective one, 
not to mention, an economic sustainable one. 
 
Photo 5.16 The commercial tower is AMP, 
which is an example of transforming 
industrial buildings into commercial towers. 
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Summary 
 
By solely looking at data that the URA revealed to the public, the KTTC project is an 
urban renewal project that contributes to economic sustainability. Nevertheless, there 
are some areas that were not revealed, not mentioned or not studied by the URA. As a 
result, the true economic effect of the KTTC is uncertain, not to mention, the 
effectiveness of KTTC contributes to economic sustainability. 
 
Recommendations 
 
Some areas, like the cost distribution of the $30billion dollars are also not disclosed 
by the URA. Those costs are, for instance, the demolition cost, the construction cost 
for different towers, facilities, greenery and landscape features, etc. The public has 
actually no way to know the cost effectiveness of the KTTCRP. Nevertheless, those 
cost factors are too sensitive to the tendering procedure of the project in the future, 
such that those estimations should be kept confidential before the start of the whole 
project, as mentioned by Miss Choi and Miss Tsui. However, for the sake of 
estimating economic effect thoroughly, the URA should carry out more 
comprehensive studies towards the future economic effect of the KTTC. 
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CHAPTER VI 
 
CONCLUSION 
 
The aim of this chapter is to summarize the findings of the whole dissertation. Also, 
the implications of this research will be stated. At the end of this chapter, limitations 
and areas for further study will be given. 
 
6.1 Summary of dissertation 
 
This dissertation examines the effectiveness of urban renewal in contributing to 
sustainable development through case study analysis. The objectives of this study 
were firstly, to recognize the importance urban renewal to sustainable development, 
secondly, to review the contributions of Hong Kong government towards sustainable 
development, thirdly, to review the current effort on urban renewal in Hong Kong and 
lastly, to explore the extent of urban renewal in Hong Kong contributing to 
sustainable development in social, economic and environmental aspects. 
 
The dissertation first studied the global and local effort in contributing to sustainable 
development from past to present. The concept of sustainable development was 
originated from ecological concerns and later, the need for environmental 
conservation. Finally, the concept of sustainable development recognized the 
inseparable nature of the society, the economy and the environment. By looking at the 
definition and nature of urban renewal, it recognized the relationship between urban 
renewal and sustainability. As a practical way to achieve sustainable development, 
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urban renewal should fulfill some sustainability objectives, in social, economic and 
environmental aspects. To provide information for case study, Government efforts 
towards urban renewal was studied, and from the UK’s experiences, it showed that 
sufficient community participation was crucial to the success of urban renewal. 
Finally, site visits were arranged and interviews were conducted to gather first-hand 
information of the KTTCRP, which was essential to facilitate the discussion on the 
whole case study. 
 
Detailed discussion was carried out after gathering sufficient information, such as, the 
present situation of the KTTC from site visit and interview. While some other factual 
information, like total GFA, proposed design of the future KTTC was obtained from 
the URA. In evaluating the effectiveness of urban renewal efforts in the KTTC, 
comments from public were also gathered from concerned groups. It was found that 
although the URA has recognized the importance of community participation, the 
local concerns were much different. Also, in evaluating the redevelopment proposal, 
the URA has to carry out more detailed assessment so as to generate some predictions 
which would be more sensible. 
 
6.2 Implications 
 
From laymen’s perceptions, urban renewal is always contributing to sustainable 
development. The logic is that whenever there is urban decay, urban renewal has to be 
carried out in order to solve this urban problem. As development potential of urban 
area is not fully utilized with urban decay, urban renewal is helping to reveal the 
development potential of an urban area. This will accelerate the economic growth of 
an urban area. In such a way, urban renewal is undoubtedly contributing to economic 
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growth and in a long term, contributing to sustainable development. 
 
However, the contribution of urban renewal to sustainable development is not always 
as straight forward or as effective as it may seem. By dividing the sustainability 
concepts into three different aspects, i.e. social, economics and environmental, urban 
renewal efforts may not always lead to sustainability. For example, in evaluating the 
urban renewal contribution to social sustainability, the URA has overlooked the 
importance of social network in an old urban area. Rather than just involving in the 
design of future development, the local parties also wanted to preserve their social 
network, culture and collective memories. As seen from the KTTCRP, the URA has 
done little on this respect. For the contributions towards economic and environmental 
sustainability, urban renewal has played a role by adopting special design and 
assessing future benefit. However, the studies or assessments were necessary but not 
sufficient. The URA should pay more effort on convincing the public about the actual 
benefits by deeper study about the likely environmental and economic effects brought 
about by the project. 
 
In choosing an URA project for case study, the author has chosen the KTTCRP 
intentionally. The KTTCRP is the largest urban renewal project the URA has ever 
carried out. Owing to its project size, there are much more matters that the URA has 
to pay attention, which is different from other projects that may include only one or 
two buildings. For example, the question on how to preserve the local culture and 
maintain the social network is crucial to the KTTC. The KTTCRP is a good example 
to show the works of URA and so that the effects and contributions of urban renewal 
will be more significant. During the process of the KTTCRP, it will reveal what areas 
the URA should or should not take into account, or what factors the URA has to pay 
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particular attention. The experiences and significance in carrying out the KTTCRP are 
invaluable in formulating future urban renewal policies. 
 
6.3 Limitations 
 
Throughout the whole dissertation, redevelopment was chosen as the core area for 
studying the contributions of urban renewal. In Hong Kong context, ‘urban renewal’ 
refers to redevelopment, rehabilitation, revitalization and preservation. Nevertheless, 
redevelopment project covers a wider area which is worth studying, especially the 
social effect generated by re-housing, environmental implications from new design 
and economic cost and benefit balance. As to yield the highest degree of significance 
of urban renewal, redevelopment was chosen as a core study area. The rehabilitation 
projects in Kwun Tong were not studied, yet, they may help to evaluate the 
contributions of urban renewal to sustainable development. 
 
6.4 Areas for further study 
 
Concerning this dissertation, there are two alternatives for further study. First, as the 
dissertation focused mainly on redevelopment, studies on urban renewal can be 
broadened to other 3Rs while the coverage can be broadened to Hong Kong as a 
whole. In such a way, the evaluation on the contributions of urban renewal will be 
more comprehensive. 
 
In gathering data for analysis, comments for the KTTCRP were obtained from local 
concerned group. Those comments were undoubtedly useful in reflecting the concerns 
and worries of the community. Yet, in evaluating the effectiveness of urban renewal, 
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some professional comments were also needed. If interviews were also arranged with 
professional bodies, such as surveyors, architects, and social workers, the reliability of 
data will increase. Also, some other technical comments concerning the design of 
KTTC may also be obtained from those professionals, which will facilitate a more 
detailed study. 
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ANNEX 1 
 
 
Kwun Tong (South) Outline Zoning Plan 
(S/K14S/15) 
 
 
 
 
 
 
 
 
 
Source: Planning Department, Hong Kong Government, 2007. Statutory Planning 
Portal [online]. Hong Kong: Planning Department. Available from: 
<http://www.ozp.tpb.gov.hk> [Accessed 21-02-2008] 
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ANNEX 2 
 
 
Kwun Tong District Population Distribution 
(From 2006 Population By-census) 
 
 
Total population: 587,423 
Age group Male Female 
   
0 to 4 8460 8524 
5 to 9 13228 13282 
10 to 14 18320 16718 
15 to 19 17338 17686 
20 to 24 18567 19182 
25 to 29 18280 21647 
30 to 34 20235 24532 
35 to 39 21818 26220 
40 to 44 25666 29237 
45 to 49 24952 26159 
50 to 54 20125 22669 
55 to 59 17245 18944 
60 to 64 12105 12089 
65 to 69 14526 13257
70 to 74 13190 13530
75 or above 17724 21968
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ANNEX 2 (continued) 
Age distribution of people in Kwun Tong (2006)
84%
16%
0-64
65 or above
 
 
Age distribution of people in Kwun Tong (2016 estimation)
74%
26% 0-64
65 or above
 
 
Source: Census and Statistics Department, Hong Kong Government 2006. 
Publications and Products of the 2006 Population By-census: Basic Tables for District 
Council Districts [online]. Hong Kong: Census and Statistics Department. Available 
from:  
<http://www.bycensus2006.gov.hk/FileManager/EN/Content_962/06bc_dcd.pdf> 
[Accessed 05-03-2008] 
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ANNEX 3 
 
Proposed Kwun Tong Town Centre Redevelopment Plan 
Main Site: S/K14S/URA1/1  
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ANNEX 3 (continued) 
 
Yuet Wah Site: S/K14S/URA2/ 
 
 
Source: Planning Department, Hong Kong Government, 2007. Statutory Planning 
Portal [online]. Hong Kong: Planning Department. Available from: 
<http://www.ozp.tpb.gov.hk> [Accessed 06-03-2008] 
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ANNEX 4 
 
Building age on KTTC Redevelopment Site 
 
 
 
 
Source: Urban Renewal Authority Kwun Tong Office, 2007 
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ANNEX 5 
 
Kwun Tong District Population Distribution 
(From 2006 Population By-census) 
 
Total population: 587,423 
Age group Male Female 
   
0 to 4 8460 8524 
5 to 9 13228 13282 
10 to 14 18320 16718 
15 to 19 17338 17686 
20 to 24 18567 19182 
25 to 29 18280 21647 
30 to 34 20235 24532 
35 to 39 21818 26220 
40 to 44 25666 29237 
45 to 49 24952 26159 
50 to 54 20125 22669 
55 to 59 17245 18944 
60 to 64 12105 12089 
65 to 69 14526 13257
70 to 74 13190 13530
75 or above 17724 21968
 
Total Kwun Tong Population (aged 65 or above) = 94,195 
 
Source: Census and Statistics Department, Hong Kong Government 2006. 
Publications and Products of the 2006 Population By-census: Basic Tables for District 
Council Districts [online]. Hong Kong: Census and Statistics Department. Available 
from:  
<http://www.bycensus2006.gov.hk/FileManager/EN/Content_962/06bc_dcd.pdf> 
[Accessed 05-03-2008] 
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ANNEX 5 (continued) 
 
Population By age group in Hong Kong 
(From 2006 Population By-census) 
 
2006 
Age Group Number % of total 
0 - 14 939 675   13.7 
15 - 24 909 005   13.2 
25 - 34 1 052 126   15.3 
35 - 44 1 248 855   18.2 
45 - 54 1 193 788   17.4 
55 - 64 668 101   9.7 
65+ 852 796   12.4 
Total 6 864 346   100.0 
 
Source: Census and Statistics Department, Hong Kong Government 2006. 
Publications and Products of the 2006 Population By-census: Basic Tables for District 
Council Districts [online]. Hong Kong: Census and Statistics Department. Available 
from:  <http://www.bycensus2006.gov.hk/FileManager/EN/Content_981/a103e.xls> 
[Accessed 08-03-2008] 
 
 
 
The percentage of population aged 65 or above in Hong Kong living in Kwun Tong 
%100
852796
94195
×=  
%11=  
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ANNEX 6 
 
Median Monthly Domestic Household Income 
(By district council district) 
(From 2006 Population By-census) 
 
 
 
 
 
 
 
Source: Census and Statistics Department, Hong Kong Government 2006. 
Publications and Products of the 2006 Population By-census: Basic Tables for District 
Council Districts [online]. Hong Kong: Census and Statistics Department. Available 
from:  < 
http://www.bycensus2006.gov.hk/FileManager/TC/Content_962/06bc_gg.pdf> 
[Accessed 08-03-2008] 
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ANNEX 7 
 
Kwun Tong Population Distribution 
(Industry) 
(From 2006 Population By-census) 
 
 
 
 
 
Industry No. of people 
Manufacturing 28455 
Construction 19226 
Wholesale, retail and import/export 
trades, restaurants and hotels 
76195 
Transport, storage and 
communications 
31379 
Financing, insurance, real estate and 
business services 
43051 
Community, social and personal 
services 
69967 
Other industries 1227 
  
Total 269500 
(excluding those not in working population, i.e. 317,923 people) 
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ANNEX 7 (continued) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: Census and Statistics Department, Hong Kong Government 2006. 
Publications and Products of the 2006 Population By-census: Basic Tables for District 
Council Districts [online]. Hong Kong: Census and Statistics Department. Available 
from:  
<http://www.bycensus2006.gov.hk/FileManager/EN/Content_962/06bc_dcd.pdf> 
[Accessed 05-03-2008] 
Distribution of People in Different Industries
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